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Dear Mr. Walsh and Ms. Dunn:

SUBJECT: LOS ANGELES COUNTY GENERAL PLAN
ANNUAL PROGRESS REPORT

I am pleased to provide each of you with a copy of the General Plan Annual Progress Report for
Los Angeles County. The attached annual progress report describes the status of the County’s
General Plan Update program and progress in implementing key Housing Element programs,
including reporting the County’s progress toward meeting regional housing needs. The report
was included on the September 28, 2005 agenda of the Los Angeles County Regional Planning
Commission as a discussion item, and was provided to the Los Angeles County Board of
Supervisors, as required by Section 65400(b) of the Government Code.

If you have any questions or need further assistance, please contact me or Julie Moore at
(213) 974-6425, Monday through Thursday from 7:30 a.m. to 6:00 p.m. Our offices are closed
on Fridays.

Sincerely,

DEPARTMENT OF REGIONAL PLANNING
James E. Hartl, AICP
Director of Planning
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James E. Hartl AICP
Director of Planning

TO: Supervisor Gloria Molina, Chair
Supervisor Yvonne B. Burke
Supervisor Zev Yaroslavsky
Supervisor Don Knabe
Supervisor Michael D. Antonovich

FROM: James E. Haﬂ%ﬁlCP
Director of Planning

SUBJECT: 2005 GENERAL PLAN ANNUAL PROGRESS REPORT

The attached annual progress report describes the status of the County's
General Plan Update program and progress in implementing key Housing
Element programs, including reporting the County’s progress toward meeting
regional housing needs. Government Code Section 65400(b) mandates that all
cities and counties submit to their legislative bodies an annual report on the
status of the general plan and progress in its implementation on or before
October 1, 2005.

The annual progress report is intended as a tool for informing local legislative
bodies of the jurisdiction’s effectiveness in implementing its general plan. A copy
of this report must be sent to the Governor's Office of Planning and Research
(OPR) and the Department of Housing and Community Development (HCD) by
the October 1 statutory deadline. Providing a copy to HCD fulfills a statutory
requirement to report certain housing information, including the local agency's
progress in meeting its share of regional housing needs and local efforts to
remove governmental constraints to the development of housing, as defined in
Government Code Sections 65584 and 65583(c)(3).

The report focuses on the progress to date on several key Housing Element
programs, including work on a second unit ordinance, farm worker housing,
identifying sites for multi-family housing, and the status of the Housing Advisory
Committee. The County has also made accomplishments on the following
housing-related projects that are described in more detail in the attached report:

Adoption of the Green Line Transit Oriented District (TOD)
Completion of the Green Line TOD Infill Estimation Study
Commencement of the County's Urban Infill Estimation Project
Planning Commission Public Hearing on the Density Bonus Ordinance
Implementation of the County’s Infill Sites Utilization Program

Special Needs Housing Alliance
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The report also describes the County’'s progress toward meeting the housing
construction ‘fair share’ targets established through the Regional Housing Needs
Assessment (RHNA) process. As this report includes the final twelve months of
the current Housing Element planning period (January 1, 1998 to June 30, 2005),
it should be noted that the County has achieved 43 percent of the total RHNA
allocation for the unincorporated area through the issuance of building permits for
22 551 residential units as compared to the 52,232 unit construction target for the
planning period. Additional discussion of the County’s progress on the RHNA
can be found on pages 5-7 of the report.

Should you have any questions regarding the report, please contact me, or Julie
Moore of my staff at (213) 974-6425.
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REPORT TO
LOS ANGELES COUNTY
BOARD OF SUPERVISORS
GENERAL PLAN ANNUAL PROGRESS REPORT

September 2005

PURPOSE OF REPORT

The intent of this report is to demonstrate the County’s compliance with the requirements of
Govermnment Code Section 65400(b), which mandates the County to prepare an annual report on
the status of the General Plan and progress in its implementation. A copy of this report must be
sent 1o the Governor’s Office of Planning and Research (OPR) and the Department of Housing
and Community Development (HCD). Providing a copy to HCD fulfills a statutory requirement
1o report certain housing information, including the County’s progress in meeting its share of
regional housing needs and Jocal efforts to remove governmental constraints to the development
of housing, as defined in Government Code Sections 65584 and 65583(c)(3).

BACKGROUND

According to the Governor’s Office of Planning and Research, OPR does not require submission
of a detajled progress report while a jurisdiction is in the process of comprehensively updating its
general plan. In this case, OPR requests that the County provide a brief Jetter indicating that the
comprehensive update is in progress with a brief description of the scope of work and an
anticipated completion date. This report is intended to fulfill this requirement.

GENERAL PLAN STATUS

The County of Los Angeles Department of Regional Planning (Department) serves as the
planning agency for the unincorporated area of Los Angeles County, an area of roughly 2,655
square miles. During the late 1990s, a review of the General Plan status was commenced that



led to the preparation of a multi-year work program to update the General Plan. The County’s
General Plan has not been comprehensively updated since its adoption in 1980.

The Department is currently in the process of comprehensively updating the Los Angeles County
General Plan in compliance with Government Code Sections 65300.7, 65301 and 65302. This
multi-year planning effort is intended to reflect changing demographic, growth, and
infrastructure conditions in the County. It includes streamlining the General Plan’s countywide
elements into a manageable document, the elimination and/or consolidation of optional elements,
the review of critical policy areas, the amendment of associated zoning ordinances, and
preparation of an environmental impact report in compliance with California Environmental
Quality Act (CEQA) requirements.

The unincorporated area is a highly diverse and complex planning environment, necessitating a
creative approach to planning. Consequently, the General Plan has many components and levels
of plans—from the general to the highly detailed—to address the diverse needs of county
residents and to address the full range of urban, suburban and rural land use issues facing the
County. One way the General Plan addresses complex countywide issues is to encourage infill
development in existing urban areas, which serves to reduce urban expansion and maintain open
space. Several strategies are being used to implement infill, including encouraging new housing
developments along transportation corridors and within Transit Oriented Districts; and increasing
allowable urban densities.

The update program focuses on amending the following countywide elements of the General
Plan: General Goals and Policies, Land Use, Housing, Circulation, Conservation/Open Space,
Noise, and Safety. The program is being conducted in two phases: '

Phasel:  Housing Element Update and Implementation
The Board of Supervisors adopted a comprehensive revision to the Housing
Element on October 23, 2001. On February 13, 2002, the Housing Element was
conditionally certified by the State Department of Housing and Community
Development (HCD) subject to the County demonstrating progress toward
implementing housing programs aimed at identifying adequate sites for multi-
family housing and farm worker housing assistance. The status of these programs
is discussed in more detail in this report.

Phase II: Countywide Elements of the General Plan
The Department is revising and consolidating all countywide elements, except the
Housing Element, which was amended in 2001, into the following: Land Use,
Circulation, Conservation/Open Space, Noise, and Safety. All State-required
components of a general plan will either be included in these elements or adopted
by reference.

The Draft General Plan, Shaping the Future 2025, was released for public
comment in 2004. The document was well received and garnered substantial
input during the subsequent five months of public review. In response to public



comment, adjustments to the General Plan update program have been made

including, but not limited to, the following:

o The creation of a mixed-use land use category,

e Reevaluation of the County’s proposed Significant Ecological Areas Program,
including associated zoning code amendments, which will be followed by
public workshops to solicit input on the revised program; and

» Increasing the allowable density in all urban residential categories.

The accompanying Environmental Impact Report for the General Plan will

address new case law and state mandates that have been enacted in the past year.

An extensive outreach campaign will transpire beginning in 2006; public

meetings will be held throughout the county to solicit input on a Preliminary

General Plan, followed by public review of the Draft Environmental Impact

Report. Public hearings before the Regional Planning Commission and County

Board of Supervisors will follow later m the year.

HOUSING ELEMENT IMPLEMENTATION

Implementation Overview

Currently, the County of Los Angeles is in compliance with State Housing Element law (Article
10.6 of the Government Code) in that the Los Angeles County Board of Supervisors adopted the
County’s Housing Element on October 23, 2001, and HCD has determined that the Housing
Element is in compliance, conditioned upon the County completing Housing Action Programs
#43 and #44 relating to farm worker housing and identifying adequate sites for multi-family
development and related rezoning activities.

The Housing Element contains an ambitious array of programs for implementation. Many
programs are implemented by other agencies; therefore, the actual program work may vary from
the original target completion dates. This report focuses on the major programs with activity
during the last half of 2004 and the first half of 2005, which is the last twelve months of the
Housing Element planning period. Information on Housing Action Programs #41, #43, and #44
is reported as of June 30, 2005 to provide an update on the County’s progress in implementing
these programis.

Second Unit Ordinance Implementation (Program #41)

On March 3, 2004 the Los Angeles County Board of Supervisors adopted Ordinance 2004-0012,
amending the Los Angeles County Zoning Code with regulations and procedures for the review
of second residential units—as required for consistency with State law. The ordinance took
effect April 2, 2004 and is included as Appendix A. The Department has approved 90 second
units during the first 14 months since the ordinance went into effect.



Farm Worker Housing (Program #43)

The County has completed the preparation of a draft ordinance amending the County’s Zoning
Ordinance to add definitions for farm worker and farm worker housing and to permit farm
worker housing by right in agricultural zones. Additional public outreach efforts are needed
prior to scheduling the public hearing. It is anticipated that a public hearing before the County’s
Regional Planning Commission will be held in 2006. When approved by the Commission, the
Ordinance will be scheduled for a public hearing before the Board of Supervisors. A copy of the
working draft is included as Appendix B.

Identifying Adequate Sites for Multi-Family Housing (Program #44)

The Housing Advisory Committee is a key component of the Housing Element’s Action
Program #44 (Identify Sites for Multi-Family Housing). The Committee is comprised of
eighteen citizens and private sector volunteers who are closely related to and interested in the
production of affordable housing in the unincorporated area of Los Angeles County. The role of
the Committee is to assist the Department of Regional Planning by recommending incentives for,
and ways 1o further remove barriers to, the construction of affordable housing in the
unincorporated area, and to identify vacant and underutilized sites that could be used for
affordable housing development.

Since its formation in September 2002, the Housing Advisory Committee has convened 15
times, with another meeting scheduled in early November 2005. A list of the Commitiee’s
members is included as Appendix C and copies of the agendas and notes from the Committee’s
meelings since July 2004 are included as Appendix D.

On June 21, 2005, the Board of Supervisors approved a motion directing the Department to 1)
study and make recommendations on options for modifying the County’s commercial zones n
the unincorporated areas to allow the processing of residential developments and mixed-use
projects through an administrative procedure; and 2) consider the different circumstances and
different parts of the County that would be applicable, and work with each Supervisorial
District’s Planning Deputy 1o take into consideration each District’s commercial zones; and 3)
report back to the Board with findings, including provisions for maintaining the commercial uses
along the County’s major commercial corridors. A copy of the completed Board report and the
Board’s motion are included as Appendix E. The Housing Advisory Committee has provided
important input to the Board report. The Program #44 rezoning effort will initially focus on
finding sites for higher density multi-family housing within areas that are currently zoned for
multi-family housing or are commercially zoned, as these areas are likely to be most suitable for
accommodating additional residential density.

The Housing Advisory Commitiee will provide the Department with valuable guidance as the
County undertakes the ambitious task of comprehensively identifying infill opportunity sites that
may be suitable for inclusion in a rezoning program that will be considered in the future by the
Regional Planning Commission and the Board of Supervisors.



HOUSING ELEMENT REPORTING REQUIREMENTS

Reporting Overview

The County is required to report certain housing information in accordance with state housing
law (Government Code Sections 65583 and 65584) and the State HCD’s housing element
guidelines in reporting the County’s progress toward meeting regional housing needs.

The Southern California Association of Governments (SCAG) has determined that total housing
construction need for the unincorporated area of Los Angeles County is 52,232 housing units for
the current planning period of 1998-2005, an annual average of 7,462 units.! This level of
construction is deemed necessary by the state to meet both the housing needs of projected growth
during the period, and 1o make up for current housing deficiencies of existing residents. This
housing need 1s further segmented into four broad income categories: Very-low income (9,019
units), low income (7,519 units), moderate income (9,859 units), and above-moderate income
(25,835 units).

During the seven and a half years of the planning period, from January 1, 1998 to June 30, 2005,
the Department of Public Works (DPW) issued building permits for 22,551 dwelling units. . The
average time between permit issuance and completed construction is estimated at 305 days. The
- new dwelling units figure is offset by dwelling units removed from the housing stock as
authorized by 1,530 demolition permits (the total number of dwelling units authorized for
demolition was not available at the time of report preparation). A summary of residential
building and demolition permits issued during January 1, 1998-June 30, 2005 is included as
Appendix F.

Table 1 (on the next page) identifies the additional housing units completed during the reporting
period for Housing Element information as compared to the unincorporated County’s share of
regional housing needs by income level. Table 1 includes very low, low and moderate income
housing developments completed from January 1, 1998 through June 30, 2005.7 Table 1 also
reporis that building permits were issued for 22,551 dwelling units during the period January 1,
1998 through June 30, 2005, compared to 52,232 dwelling units needed to meet the county’s
fair-share requirements for the period January 1, 1998 through June 30, 2005 3 According to the
table, the number of additional dwelling units that are still needed during this period is 29,681, or
roughly 57 percent of the RHNA allocation.

! Refer to Chapter 4 of the Housing Element, adopted on October 23, 2001, for full details on current housing needs
as set forth by SCAG in the Regional Housing Needs Assessment {(RHNA) for the planning period January 1, 1998
to June 30, 2005.

? Los Angeles County Community Development Commission, affordable housing development completions data,
Januvary 1,1998-June 30,2005,

* County of Los Angeles Department of Public Works, Building and Safety Division, Unincorporated County Area,
Residential Building Permit and Demolition Data, January 1,1998-June 30, 2005.



TABLE 1 RHNA CONSTRUCTION NEED AND INCOME DISTRIBUTION, 1998-2005

Very Low Low Moderate Above

Construction Need Income Income Income Moderate Total
Units Units Units Income Units

Unincorporated Area 9,019 7,519 9,859 25,835 52,232
Number of Dwelling
Units Constructed 656 259 3,912 17,724 22,531
1/1/98-6/30/05 :
Number of new
Dwelling Units 8,363 7,260 5,947 8,111 29,681
Still Needed

Source: SCAG, Regional Housing Needs Assessment, 2000; Los Angeles County Department of Public Works, Building & Safety Division for
the number of dwelling units assumed 10 be constructed during the period January 1, 1998-June 30, 2005; Los Angeles County Community
Developmient Commission affordable housing development completions, January 1, 1998-June 30, 2005. Income categorics based on a
household of four members and the area median income which is annually revised according to the U.S. Dept. of Housing and Urban
Development.

Affordable Housing Completed During the Planning Period

According to the Los Angeles County Community Development Commission, 936 new income-
restricted affordable dwelling units were constructed in the unincorporated area from January 1,
1998 — June 30, 2005. Of these units, 259 are affordable to low-income households, 656 are
affordable to very-low income households, and 21 units are affordable to moderate-income
households. It should be noted that in Table 1, the 21 moderate-income units are included in the
3,912 moderate-income units constructed during the period January 1, 1998 - June 30, 2005.

Development Approvals Summary

During the period January 1, 1998, through June 30, 2005, the County issued discretionary
approvals for 258 residential development projects totaling 17,681 dwelling units {the 17,681
figure differs from the 22,551 dwelling units constructed in that the constructed units also
include ministerial/non-discretionary project approvals and also may have resulted from planning
and building approvals issued prior to 1998). This figure includes 17 projects totaling 335 units
that were approved by the County for affordable housing developments (with low- and very-low
income affordability restrictions).

Although the County is currently working with its Housing Advisory Commitiee to crafl
regulatory strategies that facilitate and provide increased incentives for affordable and market-
rate housing, the Committee has recognized that even under the best-case scenario, the 52,232-
unit RHNA allocation is unattainable. The overall RHNA construction target for the Los
Angeles County unincorporated area is unrealistic considening that even if the County had been
in the position to complete the major task of adopting major regulatory changes 10 double the
annual average number of housing units permitted for the entire 7.5-year planning period, this



would have accomplished only 86 percent of the RHNA allocation. This scenario illustrates that
other market factors are at work that are non-regulatory in nature and not under the County’s
control that significantly impact the pace of new housing construction.

ADDITIONAL AFFORDABLE HOUSING ACTIVITIES

Green Line Transit Oriented District (TOD)

The Green Line Transit Oriented District (TOD) ordinance was adopted by the Board of
Supervisors on January 25, 2005. The purpose of the Green Line TOD is to establish a new
framework for development in the District within roughly one-quarter mile from the Vermont
Avenue and Hawthorne Boulevard Green Line Transit Stations. The Green Line TOD promotes
a walkable environment that supports transit and provides regulatory incentives and community-
oriented development standards that attract pedestrian-oriented, neighborhood-serving
commercial uses, and high-quality affordable housing to the District, thereby promoting
convenient, vibrant, and cohesive transit-oriented neighborhoods.

The Green Line TOD also encourages revitalization by promoting mixed-use development
through an administrative procedure and reduced parking requirements to support transit
ridership within the District.

A copy of the Green Line TOD ordinance is included as Appendix G.

Green Line TOD Infill Estimation Study

Following up on the development of an infill estimation methodology through the County’s
participation in a collaborative effort Jed by Environment Now, their consultants (Solimar
Research Group and Terrel]l Watt Consulting) and the City of Los Angeles, the Second
Supervisorial District supported the use of this methodology in evaluating the infill potential
within the Green Line TOD area. The study, prepared by Solimar Research Group, evaluated the
potential within both the Hawthome Station and Vermont Station TOD areas, and evaluated the
efficacy of the ordinance and concluded that there is significant infill potential within both TOD
areas. A copy of the study is included as Appendix H.

Los Angeles County Urban Infill Estimation Project (Sponsored by SCAG)

Encouraged by the positive results of the Green Line TOD Infill Estimation Study, the Second
Supervisorial District has supported the Department’s work with the Southern California
Association of Governments (SCAG) on an ambitious SCAG-funded study to evaluate the infill
potential within urban unincorporated areas within the County of Los Angeles. The Scope of
Work for the Los Angeles County Urban Infill Estimation Project is included in Appendix 1.



Density Bonus Ordinance Update

The passage of SB1818 (Chapter 928, Statutes of 2004, effective January 1, 2005) which
significantly revised the State’s affordable housing density bonus law (Section 65915 of the
California Government Code) poses an opportunity for the County to update its affordable
housing density bonus provisions. On January 26, 2005, the Regional Planning Commission
instructed the Department to commence the preparation of an ordinance amending the
appropriate sections of the County Code in a manner that is consistent with the changes to State
density bonus law. The Regional Planning Commission held a public hearing on June 22, 2005,
and will meet again on October 26, 2005 to discuss possible minor adjustments to the draft
ordinance prior to making a recommendation to the Board of Supervisors. A copy of the draft
density bonus ordinance is included in Appendix J. The Department has also developed
“interim guidelines” which contain instructions for guiding the County as it implements the
changes to State law while the ordinance is in the process of being amended. A copy of the
Affordable Housing Density Bonus Interim Guidelines is included in Appendix K.

Infill Sites Utilization Program

On August 3, 2004, the Board of Supervisors approved the County’s Infill Sites Utilization
Program which is administered by the County of Los Angeles Community Development
Commuission (CDC).

The Infill Program is designed to streamline the delivery of housing for low and moderate
income families in Los Angeles County. The CDC, in conjunction with the Housing Authority’s
Industry Program, may authorize the acquisition, lease or sale of infill sites of no more than four
units in each. The Program will serve to provide more housing opportunities for low- and
moderate- income families, to make more efficient the delivery of smaller development and
acquisition/rehabilitation projects and o assist in eliminating blight. The Infill Program
encompasses a variety of improved and unimproved sites.* The CDC is currently in the process
of preparing a status report to the Board regarding the program that will be submitted in the
upcoming months. A copy of the Infill Sites Utilization Program is included as Appendix L.

Special Needs Housing Alliance

In March 2005, the Department of Regional Planning became a member of the Special Needs
Housing Alliance, an interdepartmental task force dedicated 1o mobilizing resources and political
support to address special housing needs within the County. The role of the Depariment has
been to provide insight into the housing crisis in the unincorporated areas as well as to connect

* Derived from recommendations from Carlos Jackson, Los Angeles Community Development Commission, 1o the
LA County Board of Supervisors, Board of Commissioners - Community Development Commission and Board of
Commissioners - Los Angeles County Housing Authority, August 3, 2004,
http://lacounty.info/bos/sop/supdocs/13361.pdf



the Department’s regulatory efforts to increase the supply of affordable housing to other
departments’ efforts to address special housing needs. In the coming months, the Special Needs
Housing Alliance, which includes the Department of Social Services, the Department of Mental
Health and the Community Development Commission, will present the Board of Supervisors
with a strategic plan that guides County efforts to provide housing, operational subsidies, and
supportive services for the County’s special needs populations, in particular emancipated youth, people
with HIV/AIDS and people with mental disabilities. The Department of Regional Planning is
also involved in working groups organized by the CAO to eradicate homelessness, including
Bring Los Angeles Home—a blue ribbon panel composed of more than 60 political and civic leaders
staffed by the Los Angeles Homeless Services Authority and the Coalition to End Hunger and
Homelessness. The Department would be involved in the implementation of the strategic plan once the
plan is adopted by the Board.

SUMMARY

The annual report provides information on the status of the County’s General Plan and progress
toward its implementation. This report also complies with the requirements of State law
regarding the preparation and submission of General Plan annual reports. The Department will
keep you informed in the upcoming months of the County’s progress in implementing the major
programs discussed in this report.
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Appendix A

Second Unit Ordinance






ANALYSIS

This ordinance amends Title 22 - Planning and Zoning of the Los Angeles
County Code to add Part 16 of Chapler 22.52 to allow for the development of second
units in residential and agricultural zones. The ordinance also makes conforming
changes to other provisions of Title 22. A second unitis a dwelling unit that is either
altached to, or located on the same lot as a single-family residence. California
Government Code section 65852.2 authorizeé the adoption of this ordinance.

LLOYD W. PELLMAN

County Counsel

By
LAWRENCE L. HAFETZ
Principal Deputy County Counsel
Public Works Division

LLH:jn

0171344 (requesied)

01115004 [revised)
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ORDINANCE NO.

An ordinance amending Tille 22 - Planning and Zoning of the Los Angeles
County Code to establish development standards for second units on lots with existing
single-family residences.

The Board of Supervisors of the County of Los Angeles ordains as follows:

SECTION 1. Section 22.08.180 is hereby amended to read as follows:

22.08.180 R.

- Residence, Two-family. "Two-family residence” means a building

containing two dwelling units, other than a single-family residence with an

attached "second unit," as defined in Section 22.08.190.

SECTION 2. Section 22.08.190 is hereby amended to add the following

definition in alphabelical order as follows:

22.08.190 S.

- "Second unil" means a dwelling unit authorized by Part 16 of

Chapter 22.52 that is either atiached 1o or located on the same lot or

parcel of land as an exisling single-family residence. "Second unit”

includes a manufactured home, as defined in section 18007 of the
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California Heallth and Safety Code, and an efficiency living unit, as

described in Section 11.20.370 of this code.

SECTION 3. Sections 22.20.070, 22.20.170, 22.20.260, 22.20.340, and
22 20.410 and subsections 22.24.070.A and 22.24.120.A are hereby amended to add
the following 1o the list of permitted uses in residential and agricultural zones in

alphabetical order as follows:

- Second units, subject to the provisiong of Part 16 of Chapter 22.52.

SECTION 4. Section 22.20.080 is hereby amended lo read as follows:

22.20.080 Accessory Uses. Property in Zone R-1 may be used for the

{ollowing accessory uses:

- Detached living quarters on the same premises as, and not less than 20
feet from a single-family residence for the use of temporary guests or

servants of the occupants of such residence provided:

1. That such quarlers have no kitchen or kitchen facilities; and
2. That such quarters are not rented or otherwise used as a separate
dwelling; and

200669-10



3. Thal such quarters are established on a lot or parcel of land that

does not contain a second unit; and

34. That such quarters are established on a lot or parcel of land having
not less than one and one-half times the required area, excepl that said
quarters may be established on any lot or parcel of land containing

10,000 square feet or more.

SECTION 5. Sections 22.20.100, 22.20.200, 22.20.290, 22.20.370, and
22 20.440 and subsections 22.24.100.A and 22.24.150.A are hereby amended 1o add to
the list of uses subject to permits in residential and agricultural zones in alphabetical

order as follows:

_ Second units located within any area described in subsection B of

Section 22.52.1730, subject to 1he provisions of Part 16 of Chapler 22.52.

SECTION 6. Section 22.20.460 is hereby amended 1o add subsection C as
follows:

22.20.460 Uses and development standards. Properly in Zone RPD may

be used for:

200669-10



C. Second Units. Second units within an existing planned residential

development, subject to the provisions of Part 16 of Chapter 22.52.

SECTION 7. Section 22.52.250 is hereby amended to read as follows:

22.52.250 Zones R-1, R-A, RPD, A-1, A-2, and A-2-H — Required area. No
person shall use any main buildings or structures in Zones R-1, R-A, RPD, A-1, A-2, or
A-2-H unless the lot or parcel of land on which they are located has the required area as
specified in this Part 2 for each such building or structure. This pfovision shall not apply

to accessory buildings or structures-erte, senior citizen residences, or second units.

SECTION 8. Section 22.52.1180 is hereby amended to add subsection E as
follows:

22 52.1180 Residential uses.

E. A second unit with fewer than two bedrooms shall have one uncovered

standard parking space; a second unit with two or more bedrocoms shall have two

uncovered standard parking spaces. A parking space provided for a second unit may

be located in tandem with a parking space for the single-family residence only if such

design is necesgsary in order to provide ihe required number of parking_spaces for both

units, and either space may be accessed from the driveway without moving an

automobile parked in the other space. Notwithstanding subseclion A.1 of this section, if
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tandem parking is provided, one of the parkinq- spaces for the single-family residence

may be uncovered.

SECTION 9. Part 16 of Chapter 22.52 is hereby added as follows:
| Part 16
SECOND UNITS

22.52.1700 Purpose. The purpose of this Part 16 is 1o provide for the
development of second units, as defined in Section 22.08.190, in residential and
agricultural zones with appropriate development restrictions, pursuant to
seclion 65852.2 of the California Government Code. Nothing in this Part 16 shall
preclude the development of multiple single-family residences pursuant o the
provisions of Title 21 in lieu of and as an alternative to the procedures set forth in this
Pari 16 and section 65852.2 of the California Government Code.

22.52.1710 Applicability of zone, supplemental district, and specific plan
regulations. All regulations of the zone and any supplemental district or specific plan
area in which the second unit is located shall apply, except as follows:

A. Any such zone, distiict, or specific plan regulation shall be superseded by
a contrary provision in this Part 16 regulating the same matter if the provision of this |
Part 16 is more restrictive than such regulation;

B. The parking requirements in subsection E of Section 22.52.1180 shall

supersede those of any contrary zone, district, or specific plan regulation;
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C. No zone, district, or specific pian regulation that would require an initial
discretionary review or hearing prior to the creation of a second unit shall apply; and

D. No zone, district, or specific plan regulation that prohibits a second unit
shall apply.

22 52.1720 Prohibited areas. A second unit shall be prohibited, if any part of
its building site, as defined in Section 21,08.040 of this code, is located as follows:

A. Within a significant ecological area, as defined in Seclion 22.08.190, or
within an environmentally sensitive habitat area, as shown on the sensitive
environmental resources map of the Malibu Land Use Plan;

B. On land with a natural slope of 25 percent or more; or

C. Within the boundaries of a noise zone, as described in Section 22.44.350.

22.52.1730 Permitied areas. A second unit shall be permitted in any area that
is not prohibited under Section 22.52.1720, provided the applicant obtains one of the
following:

A. A site plan approval, as provided in Part 12, Chapter 22.56, if the second
unit's building site, as defined in Section 21.08.040 of this code, is located:

1. Outside of a Very High Fire Hazard Severity Zone, as defined in
Section 223-V of Title 32 of this code;
2. Within an area that is served by a public sewer sysiem; and

3. Within an area that is served by a public water system, or
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B. A conditional use permit, as provided in Pért 1, Chapter 22.56, if the
second unit's building site, as defined in Section 21.08.040 of this code, does not meet
all of the locational criteria described in subsections A.1, A.2, and A.3 of this Section.

C. To obtain a site plan approval under subsection A of this Section, the
applicant shall file an application under Section 22.52.1760; to obtain a conditional use
permit under subsection B of this Section, the applicant shall file an application under
Section 22.52.1770.

22.52,4740 Use restrictions. The following restrictions shall apply to the
development of a second unit:

A. A lot or parcel of land upon which a second unit is developed shali contain
no more than one single-family residence;

B. No more than one second unit is permitied on any lot or parcel of land;

C. A second unit may not be separalely sold from the single -family residence
on the same lot or parcel of land, but it may be a rental unit;

D. A second unit applicant shall be an owner-occijpant of the single-family
residence that is located on the same lot or parcel of land. Thereafter, either the single-
family residence or the second unit shall be owner-occupied in perpetuity. The
applicant shall record in the office of the county recorder, an agreement to this effect as
a covenant running with the land for the benefit of the county of Los Angeles, and the
covenant shall also declare that any violation thereof shall be subject to the

enforcement procedures of Part 6 of Chapter 22.60;
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E. A second unit within an equestrian district shali be localed at ieast 35 feet
from any side or rear property line, unless the unit is attachedto and entirely within the
outside horizontal dimensions of an existing single-family residence; and

F. A second unit shall not be permitted on a lot or parcel of land where there
exists any of the following:

1. A mobilehome or residence for use by a caretaker, as defined in
Seclion 22.08.030, and the caretaker's immediate family;

2. A senior citizen residence, as defined in Section 22.08.180; or

3. Detached living quariers, as defined in Section 22.08.040.

22.52.1750 Development standards.

A. As used in this section, "urban area" means an area for which the
maximum density permitted by this Title 22 or by the adopted general plan, whichever is
less, is greater than one dwelling unit per acre; and "rural area" means an area for
which the maximum density permitted by this Title 22 or by the adopted general plan,
whichever is less, is one dwelling unit or less per acre.

B. A second unit shall be subject to the following development standards:

1. Single-Family Residence Standards. A second unit shall comply
with the development standards for a single-family residence set forth in subsection A of
Section 22.20.105, except for the widih and floor area requirements of subsections A.3

and A.4 of that section;
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2. Sireet Access. The lot or parce! of land on which the second unitis
located shall take vehicular access from a sireet or highway with a right-of-way of at
least 50 feet in width,

3. Parking. Parking for a second unit shall comply with the provisions

of subsection E of Section 22.52,1180;

4. Floor Area. The floor area requirements for a second unit shall be
as foliows:
a. The minimum floor area shall be 220 square feet; and
b. The maximum floor area shall vary depending on the

location and size of the lot or parcel of land as follows:
i. In urban areas:

(1) 600 square feet, for lots or parcels of land less

than 6,000 square feet in size;
(2) 800 square feet, Tor lots or parcels of land

.between 6,000 square feet and 7,499 square feet in size;
{3} 1,000 square feet, for lots or parcels of land.

between 7,500 square feet and 9,999 square feet in size; and

(4) 1,200 square feet, for lots or parcels of land

10,000 square feet or larger in size;
ii. In rural areas: 1,200 square feet;

5. Height. The maximum height of a second unit shall be as follows:
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a. In urban areas:
i, 17 feet for detached units; and
ii. 20 feet for attached units, with the following
exceplions:

(1)  Any portion of the structure that is set back
more than 20 feet from the front property line may have an additional foot in height for
every additional foot of setback, with a maximum of 35 feet in height; and

(2)  Any portion of the structure that is set back
more than five feet from the side property line may have an additional foot in height for
every additional foot of setback, with a maximum of 35 feet in height;

b. in rural areas, 35 feet;

6. Minimum Lot Size. The minimum size of a lot or parcel of land on
which a second unit is developed shall be:

a. In urban areas, a net area of 5,000 square feet, except that
this standard shall not apply o an attached second unit that is added as a second slory
and is entirely within the outside horizontal dimensions of the exisling structure; and

b. In rural areas, a gross area of one acre;

7. Maximum Lot Coverage. In urban areas, the maximum lot

coverage for all buildings shall be 40 percent; and
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8. Required .Yards. In rural areas, each lot or parcel of land on which
a sécond unit is developed shall have front, side, and rear yards of not less than 35 feet
in depth.

C. Variances. The development standards in this section may be modified by
variance in accordance with the provisions of Part 2 of Chapter 22.56.

22.52.1760 Application for site plan approval. An applicant for a second unit
that is located in a permitled area governed by subsection A of Section 22.52.1730 shall
submit a site plan and other documentation to substantiate that a proposed second unit
complies with the provisions of this Part 16. In addition to the information and -
documents required by Section 22.56.1680, the submittal shall include the following:

A. Certifications by public sewer and public water purveyors, that the sewer
and water facilities in the area are adequate to meet the demands of the second unit
and ali other properiies served by the same sewer and waler facililies;

B. If any portion of an gxierior wall of the first story of the second unit will be
located more than 150 feet from fire apparatus access, cerlification by the fire
department that there exists a fire apparatus access road, as provided in
Section 902.2.1 of Title 32 of this code;

C. Evidence that the applicant is an owner-occupant of the single-family
residence located on the same lot or parcel of land on which the second unit is
proposed,

D. Elevations of the second unit; and
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E. Depiction on the site plan of all existing and proposed structures,
driveways, and parking spaces.

22.52.1770 Application for conditional use permit. An applicant for a
second unit that is located in a permitled area governed by subsection B of Section
22.52.1730 shall apply for and obtain a conditional use permit. The application for the
conditional use permit shall contain, in addition to the materials required by
Seclions 22.52.1760 and 22.56.030, the following information and documenits:

A. Application Within A Very High Fire Hazard Severity Zone. Fora
proposed second unit in a Very High Fire Hazard Severity Zone:

1. Preliminary verification, with conditions as applicable, by the county-
fire depariment and county departiment of public works that the existing single-family
residence and second unit will be adequately protected against fire hazard; and

2. For a second unit within 200 feet of a nature preserve, wildlife
habitat, park, forest, or similar area, owned by a public agency or non-profit
organization, conceptual approval by the county fire depariment of a fuel modification
plan that does not extend into these areas;

B. Application in Area With No Public Sewer System. For a proposed
second unit within an area that is nol served by a public sewer system, preliminary
verification, with conditions as applicable, by the county depariment of health services
that a private sewer system may be installed for the second unit in accordance with the

guidelines of that department;
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C. Application in Area With No Public Water System. For a proposed second
unit within an area that is not served by a public water system, preliminary verification,
with conditions as applicable, by the county fire depariment, county department of
public works, and county department of health services that the existing or proposed
water supply to the site will be adequate to serve, both the existing single-family
residence and the second unit; and

D. All Applications. An assumption of risk, waiver of liability, and covenant
not o sue by the applicant and the property owner, if different, and their successors for
ihe county, its agents, officers, and employees, for damages resulting from approval of,
or imposition of conditions on, a conditional use permit pursuant 1o this section.

SECTION 7. Subsection B of Seclion 22.56.1510 is hereby amended to read as
follows:

22.56.1510 Regulations applicable. The following regulations shall apply to
all nonconforming uses and 1o all buildings or structures nonconforming due to use

and/or standards as specified herein:

B. Additions to a Nonconforming Use or a Building or Structure
Nonconforming Due to Use and/or Standards. This section does not authorize the
extension, expansion, or enlargement of the area of land or the area within a building or
structure devoled to a nonconforming use, or the alteration, enlargement of, or addition

to a building or structure nonconforming due to use and/or standards, or permit the
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addition of land, buildings, or structures used in conjunclion with a nonconforming use
or a building or structure nonconforming due to use and/or standards except:

1. To the extent required by a subsequently enacted or subsequently
adopted law, ordinance or regulation, and the director so finds. Such additions as are
permitied by this subsection shall not be construed to exlend the termination date of the
subject nonconforming use, or a building or a structure nonconforming due to use.

2. Additions may be made to a building nonconforming due to use
and/or standards which is designed for and used as a residence withoul requiring any
additional parking space or driveway paving; provided that such additions neither
increase the number of dwelling units in such structure, nor occupy the only portion of
an area which can be used for required parking space or access thereto.

Notwithstanding the foregoing, a second unit in compliance with Part 16 of

Chapier 22.52 may be developed on a lol or parcel of land containing a single-family

residence nonconforming due 1o standards, provided that where the single-family

residence is nonconforming due 1o parking standards, sufficient parking shall be

provided 1o ensure that both the single -family residence and the second unit comply

with the applicable provisions of Section 22.52.1180.

[SecondUnit-LHCOC]
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Appendix B

Working Draft of Farm Worker Housing Ordinance






DRAFT
DRAFT ORDINANCE (8/29/02) |

An ordinance amending Tille 22- Planning and Zoning of the Los'Angeles County
Codé o define farm worker and farm worker housing and permit farm worker housing in
Agricultural zones (A-1 and A-2) subject 10 a Direclor's Review,

The Board of Supervisors of the County of Los Angeles ordains as follows:

SECTION 1. Section 22.08.060 is amended 1o add the following definition in
alphabetical order:

22.08.230 F.

“Farm Worker” means any emplioyee engaged in agriculture _as defined in the

Caii{ofnia | abor Code, including_any person who works at a packing shed for_a labor

coniracior or other entity that contracts with an agriculiural emplover in order 1o perform

handling, drying, packing, or sioring services for any agriculiural commodity in iis raw or

natural siate as specified in the California Health and Safety Code,

“Farm Worker Housing” means housing reserved for farm workers.

SECTION 2. Subsections 22.24.090.B and 22.24.140.B shall be amended io add
ithe list of uses subject io director's review and approval in Zones A-1 and A-2 in

alphabetical order as follows:

- Farm Worker Housing, on a lot or parcel of land having, as a condilion of

use, an area of not less than 10 acres where designaled prime agricultural land on the




Depariment of Regional Planning
Draft Farm Worker Housing Ordinance

DRAFT -

California Department of Conservation’s Imporiant Farmland Map, or having an area of no{

less than 40 acres where designated not prime aqribultu'ral land on this map, housing type

beina either row housing, muliifamily housing or some form of group quariers,

General Plan Development Section

Page 2 of 2



Appendix C

Housing Advisory Committee Roster






Los Angeles County
Housing Advisory Commitiee
Members

Kenneth C. Bank, Riverbank Development

Charles O. "Buich" Grimes, Jr., Team Equity L.A. Property and Management
Steve Goddard, California Association of Recltors

Alfredo R. lzmajiovich, Southern California Housing Development Corporation
Mary Kaiser, California Community Reinvestment Corporation

Siephanie Klasky-Gamer, Los Angeles Community Design Center

Allan D. Kotin, Allan D. Kotin & Associates

Steve Lamb, Altadena Town Council

Charies J. Moore, Cox, Castle & Nicholson

David Myerson, Resource Opportunity Group

Tim O'Connell, Century Housing Corporation

Stephen E. Olson, The Olson Company

Ray Pearl, Newhall Land

Henry Porter, Jr., Southwest Community Association

Benjamin M. Reznik, Jeffer, Mangels, Butler & Marmaro

Ann Sewill, The Enierprise Foundation

Paul Zimmerman, West Hollywood Community Housing Corporation
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Los Angeles County
Department of Regional Planning

Planning for the Challenges Ahead

James E. Hurtl, AJCP
Director of Planning

August 24, 2004

TO: Housing Advisory Committee

"‘“:;.,3‘_?-*,’";“ L
FROM: Julie Moorg, Head

Community Studies 1 Section
SUBJECT: MEETING NOTICE/AGENDA

The nexi meeting of the Housing Advisory Committee is scheduled for:

Day/Date: Thursday, Seplember 23, 2004

Time: 9:00 —11:00 A.M. (Reireshments will be
available at 8:30 a.m.)

Location: Kenneth Hahn Hall of Adminisiration
Room 864

500 Wes! Temple Stieet
Los Angeles, CA 90012

Please park in Lot 11, 227 N. Spring Street, enlering from Spring, or Lot 26, 120 S, Olive Street,
eniering from First Street; both are operated by 5-Slar Parking Services. Bring Parking Tickel 1o
meeling for validation.

AGENDA
1. Introductions and Repors Julie Moore, AICP
2. Presentation and Discussion: Lee Stark
. County General Plan Update General Plan
Program — Developing Land Use Development Section

Policies and Programs That
Support Infill Housing

3. Discussion Julie Moore, AICP
- Oiher Malters

4, gchedule Next Meeling Date

aam_mma-AA1 . Faxr 212-626-0434 + TOD: 213-617-2292
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MEETING NOTES

LOS ANGELES COUNTY HOUSING ADVISORY COMMITTEE
Meeting Date: September 23, 2004

Atlendees:

Members:

Kenneth Banks, Riverbank Development

Alfredo Tzmajiovich, Southern California Housing Development Corporation
Mary Kaiser, California Community Reinvestment Corporation

Stephanie Klasky-Gamer, Los Angeles Community Design Center

David Myerson, Environment Now

Stephen E. Olson, The Olson Company

Ray Pearl, Building Industry Association

Henry Porter, Jr., Southwest Community Association

Regional Planning Commission:
Leslie Bellamy, Planning Commissioner, Chairman

Department of Regional Planning

Julie Moore, AICP, Community Studies I
Mark Child, Community Studies 1

Adrine Arakelian, Community Studies 1
Connie Chung, Community Studies 1

Lee Stark, General Plan Development
Mark Herwick, General Plan Development
Carol Rosskam, General Plan Development

Other Antendees:

Blair Babcock, Los Angeles County Community Development Corporation
Bill Huang, Los Angeles County Community Development Corporation
Stacey Roa, Fourth Supervisorial District Office

Introductions
Welcoming comments from Julie Moore, Department of Regional Planning.

Self-introductions provided by the Committee members, the planning staff and other
attendees.

Presentation

General Plan Development section head Lee Stark and staff member Mark Herwick
presented an overview of the General Plan Update. They distributed copies of Shaping
the Future 2025 -- a summary of the draft Genera) Plan, a draft of the Land Use Legend
and an explanation of the Land Use Legend categories. Shaping the Future 2025 is
available on the DRP’s website at:

http://planning.co.]a.ca.us/ gp__update/drp_gp_shaping.htm.



General Plan Update — Lee Stark and Mark Herwick, General Plan Development Section

Lee Stark gave an overview of the comprehensive update of the 1980 General Plan to the
Committee. In particular, he outlined the changes made 1o the Significant Ecological
Area (SEA) program. The SEAs are mostly within non-urban areas. The changes, which
were made in response to exlensive community input, include expanding the SEAs and
designating those new areas as “Resource Evaluation Areas.” Lee Stark informed the
Committee that part of the process of reevaluating the SEAs includes additional work by
the SEA consultant (PCR) to refine/update the boundaries of the existing SEAs.

Another change Lee Stark explained in detail is the proposed adjustments to the urban
residential density classifications in the General Plan Update, largely to reflect the change
in calculating residentjal densities based on net acreage instead of gross acreage — as it is
currently calculated. He explained that DRP is proposing 1o adjust and strengthen the
General Plan’s urban infill policy 1o allow an increase in density in some urban areas
without the need for a General Plan Amendment. Julie Moore emphasized the
importance of this as the DRP develops more sophisticated, parcel-specific maps as part
of the Land Use Element update. Lee Stark also reported that in calculating densities for
urban areas, it made more sense for staff to use net acreage rather than gross acreage,
which adjusts and in some cases slightly increases allowable densities in urban areas.

Mark Herwick presented two maps, one with existing SEAs and one with proposed
SEAs. He also distributed copies of the draft Land Use Legend, along with copies of the
draft of Land Use Legend explanations. Committee members can obtain copies by
writing to: generalplan @planning.co.la.ca.us.

Lee Stark reported that they should have a preliminary draft of the updated General Plan
by the end of the year.

Discussion
Density and Infill Development

The Committee discussion opened with concerns over infill development in urban areas
where communities lack infrasiructure. The West Athens-Westmont community, for
example, attributes an increase in crime and overcrowding 10 a recent increase in density
(from R-1 to R-2) in their neighborhood. One Commiittee member stressed the
importance of considering the implications that density can have on certain
neighborhoods, and making a sincere effort 1o involve communities in the development
process. ‘

While the concerns raised over density were well-taken, some Comimitiee members
emphasized the need to look at the bigger picture. One Committee member made the



point that it is impossible to have a comprehensive housing strategy without an urban
infill strategy. Another Commitiee member added that many communities that lack
infrastructure have hidden, “unplanned density,” and that perhaps adding more housing
units in some of these neighborhoods would actually accommodate the existing housing
need.

Many concurred that developers are willing to take on infill projects — despite the higher
costs — as Jong as Jocal governments can ensure speed and certainty as well as strong
political support. Some developers are willing to invest the time and the money for infill
development if the approvals process is expedited.

Moving Committee Goals Forward

Commitiee members expressed concerns that the HAC has not fulfilled its purpose,
which is to make recommendations on how the County can eliminate regulatory barriers
to housing development, and concurred that there is a need for the County 1o move
forward with its housing goals. One Committee member felt that the proposed changes 1o
the SEAs, for example, do not necessarily reduce governmental barriers, uncertainty in
the approvals process, NIMBYism, etc. The Committee agreed that there is a need to
develop standards and streamline the approvals process.

The Commiitiee offered some solutions. Los Angeles County CDC staff su gpested
drafting an affordable housing ordinance, in which affordable housing incentives are
“packaged”—similar 1o the City of Los An geles’ Affordable Housing Ordinance.
Commitiee members agreed that there is no need 10 reinvent the wheel, and that the
Department should Jook at precedents and best practices.

The Committee was supportive of the County developing and implementing a master
overlay zone with standards as a way t0 expedite rezoning. Although the process to
establish an overlay zone would be Jong, many of the Committee members agreed that it
would be worth the effort.

Two successful examples of using overlay zones 1o facilitate development were
mentioned during the discussion. One example is an overlay zone that was established in
the City of Oakland, in which projects were approved administratively and in which the
development process was fast-tracked 10 9 months. Developers also conducted
independent community outreach throughout the process. The other example is a project
in San Diego, in which the Centre City DeveJopment Corporation (CCDC) worked as
independent consultanis and facilitated an “overlay zone-like process” to transform parts
of downtown San Diego.

One Commitlee member cautioned that establishing programs, like overlay zones, might
not necessarily guarantee an expedited process. The City of LA’s RAS zone program, for
one, still requires the same approvals process that it had ori ginally aimed to expedite.



DRP staff added that overlay zones may be difficult when thinking in terms of parcel-
specific locations.

Lastly, Los Angeles County CDC staff pointed out that many of the ideas discussed at the
meeting were covered in the 2001 Housing Report to the Board of Supervisors, and it was
suggested that the DRP staff should redistribute copies of the report to the Committee.
The following issues were also identified for follow-up by the planning department:

s Redistributing the 2001 report to the Board of Supervisors to Committee
members. Julie Moore noted to the Committee that one of the recommendations
of the HAC report is to implement the recommendations from the 2001 Board
Report.

e Drafting affordable housing-related ordinances, such as density bonus by right.

o Exploring an affordable housing ordinance, similar 1o that of the City of Los
Angeles.

e Sending the Committee a draft of the HAC report recommendations
implementation plan, scheduled to be completed in early December.

¢ Researching precedents and best practices.

Concluding Remarks

Lee Stark responded to the Commitiee’s comments overall by reemphasizing the need for
the County to come up with standards to make increasing density a more positive
process. He indicated that his section is aiming to develop procedures “friendly” enough
10 attract development, but with enough control to get community input. In other words,
staff is Jooking at developing a process that is discretionary, but not as major as a General
Plan Amendment.

Lee Stark added a list of improvements that the DRP can make 10 help facilitate housing
development. One thing the Department could do js develop a brochure that informs the
public of tools and resources available to them. Anotheris 1o update the Zoning Code to
be consistent with the General Plan. Finally, another thing the Department can do is to
Jook closer at infill development issues in the context of the Housing Element update for
2006.

Julie Moore added that the Community Studies 1 section is currently determining what
resources are needed 1o implement the recommendations from the HAC Interim Report.
With the recent addition of a new County staff member, dedicating her time mostly to
Housing Element implementation work, more progress will be made in addressing
housing issues in unincorporated Los Angeles County. She anticipates having a draft
strategy prepared by early December for discussion with the Committee. '



Commitiee members may contact Julie Moore via e-mail at imoore@planning.co.la.ca.us,
or by FAX to Julie’s attention at (213) 626-0434.

Next Meeting Date

The next meeting is scheduled for Thursday, December 2,2004, from 9-11 am.
(refreshments will be provided beginning at 8:30 am.) and will be held at the Kenneth
Hahn Hall of Administration, Room 864, 500 West Temple Street, Los Angeles 90012.
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Los Angeles County
Department of Regional Planning

Planning for the Challenges Ahead

James E. Hart], AICP
Director of Planning

November 22, 2004

- TO: Housing Advisory Committee

FROM: Julie Moom

Community Studies | Section
SUBJECT: MEETING NOTICE/AGENDA

The nexl meeting of the Housing Advisory Commitiee is scheduled for:

Day/Date: Thursday, December 2, 2004
Time: 9:00 —11:00 A.M. (Refreshments will be
. available at 8:30 a.m.)
Location: Kenneth Hahn Hall of Administration
Room 864
500 West Temple Street

Los Angeles, CA 90012

Please park in Lot 11, 227 N. Spring Street, entering from Spring, or Lot 26, 120 S. Olive Street,
entering from First Street; both are operated by 5-Star Parking Services, Bring Parking Ticket to
meeting for validation.

AGENDA
1. introductions and Reports Julie Moore, AICP
2. Presentation and Discussion: Connie Chung
- Affordable Housing Density Community Studies |
Bonus Ordinance update
- SB 1818
3. Discussion: Julie Moore, AICP

- LA County Infill Estimation Project

4. Schedule Next Meeting Date







MEETING NOTES

LOS ANGELES COUNTY HOUSING ADVISORY COMMITTEE
Meeting Date: December 2, 2004

Attendees:

Members:

K enneth Bank, Riverbank Development

Steve Lamb, Altadena Town Council

David Myerson, Resource Opportunity Group, Inc.
Tim O’ Connell, Century Housing Corporation
Stephen E. Olson, The Olson Company

Henry Porter, Jr., Southwest Community Association

Regional Planning Commission:
Leslie Bellamy, Planning Commissioner, Chairman

Department of Regional Planning

Julie Moore, AICP, Community Studies I
Mark Child, AICP, Community Studies ]
Adrine Arakelian, Community Studies 1
Connie Chung, Community Studies I

Lee Stark, General Plan Development
Carol Rosskam, General Plan Development

Other Attendees:

Stacey Roa Falcioni, Fourth Supervisorial District Office

Bill Huang, Los Angeles County Community Development Commission
Pansy Yee, Los Angeles County Community Development Commission

Introductions

Welcoming comments from Julie Moore, Department of Regional Planning.

Selftintroductions provided by the Commitiee members, the planning staff and other attendees.

Presentation

Julie Moore and Connie Chung provided an overview of the recent changes to Section 65915 of
{he CA Gov. Code, the State density bonus law, due to the passage of SB 1818. They distributed
some background materials, including articles on SB 181 8, a report that compares the State
density bonus law to the density bonus provisions in the Los Angeles County Code, and a

supplement of referenced County and State laws.



Connie Chung described the changes made 1o the State density bonus law. The Committee was
given a step-by-step comparison of the affordable housing density bonus provisions in the Los
Angeles County Code and Section 65915 of the CA Government Code. To request copies of the
materials distributed during the presentation, please contact Connie Chung at
cchung@planning.co.]a.ca.us.

Discussion

The Committee responded to the presentation with clarification questions, as well as suggestions
on how the County could amend the current affordable housing density bonus provisions in Los
Angeles County Code. In particular, questions from the Committee arose about whether or not,
as well as to what extent, the process of granting a density bonus would be “discretionary” or
“by-right,” and what processes would require an environmental review.

SB 1818
-Concessions/Incentives

On implementing new provisions for the granting of incentives and concessions, the Commutiee
suggested that the DRP should come up with a list of “acceptable” concessions and development
standards. Although the State law provides that the local government must consider all
incentives and concessions requested by the applicant, the Committee felt that it would be
helpful and expedite the process to have a list of suggested or pre-approved list of incentives and
concessions.

In addition, the Committee raised concerns about how fee waivers would work in the context of
granting incentives and concessions, and how the County would fund the monitoring of the
income restricted units. In the past, CDC had been designated to monitor the affordable units
from density bonus cases; however, CDC staff indicated that the funds to monitor those units do
not exist in the present. 1t was suggested that DRP could monitor the units, but the question of
how the 1ask would be funded still remains. It was also unclear whether or not staff would have
the authority to levy fees when requested as a concession for a density bonus project. Staff
indicated that they would research the issue and report back to the Commitiee.

-Land Donations

There was some confusion over the land donation provision to qualify for density bonuses. Staff
clarified that ihe donated land must be in proximity, either part of the development or within %
mile of the project in which the density bonus would be applied, and situated within the same
jurisdiction.

Looking at the Bigger Picture

The Commitiee was supportive of implementing the State-mandated changes to the County’s
density bonus provisions, but also pointed out the importance of Jooking at the bigger picture.



One example cited was the recent housing policies of Mayor Jerry Brown in Oakland, in which
he set a goal to build 10,000 units and then did everything in his power 10 reach that goal.
Another example ciled was the scatter lot program in Ohio, which entailed a collaborative
process to define strategic areas, as well as establish guidelines and pre-approved projects.

CDC responded by saying that in order to achieve the bigger picture, the County needs to have a
champion for housing.

Going Beyond State-Mandated Requirements

The State density bonus provisions suggest a maximum density bonus of 35%, depending on the
percentage set-aside for affordable housing (as well as the income level served), while the
County’s provisions caps the maximum at 50%. While the Commuttee agreed that the County
should continue to grant density bonuses up 1o 50%, the Committee also agreed that some kind
of environmental mitigation should be required if an applicant opts for a density bonus greater
than 35% (up to 50%).

In the context of NIMBYism, the Commitiee raised the possibility of distinguishing between
ownership and rental when processing density bonus cases by-right or with a discretionary
review, since homeowmership projects tend to be more accepted by the public than rental
projects. However, not all Commitiee members agreed with this point.

The Commitiee also discussed the implications of granting density bonuses by right for more
controversial projects, such as housing for the mentally ill. As a possible solution, the
Committee suggested finding a way in which staff could look at a site to determine whether or
not a director’s review would be appropriate.

While the State law’s provisions on granting incentives and concessions include parking
reductions, the Commitiee suggested the granting of reduced parking for all affordable housing
projects, including projects that are 100% affordable, for seniors or near transit--similar to
parking reductions offered by the City of Los Angeles.

Furthermore, the Committee pointed out that very low income housing developments often
require services, and spaces for those services, and consequently encounter more difficulty in the
permitiing process. The Committee suggested finding a way to accommodate applicants of very
low income housing with service requirements, in addition to the child care facility provisions
mncluded in the State density bonus law.

The following issues were identified for follow-up by the planning department:

¢ Go the RPC with the support of the Commitiee to recommend that the RPC initiate the
preparation of an ordinance amending the County’s density bonus program, and to draft
and implement policy guidelines, in order to comply with the State density bonus law, in
the interim.



e+ Follow up with County Counsel on which fees can be waived as a concession for density
bonus projects, and how fee wajvers might affect the monitoring of affordability for
density bonus projects.

« Research approaches that bring overall vision-driven approaches, such as the examples
cited in Ohio and Oakland, CA.

o Research what additional provisions that go beyond the minimum requirements State-
mandated requirements other Jocal jurisdictions have added to their density bonus
provisions.

Concluding Remarks

Julie Moore responded to the Commitiee’s comments overall by outlining the general steps
needed 1o implement the changes in the State density bonus lJaw. Ms. Moore also indicated that
staff would go 10 the Regional Planning Commission in late January, with the support of the
Commitiee, 10 recommend making a motion 1o instruct planning staff to initiate the preparation
of an ordinance updating the County’s density bonus program.

Ms. Moore also informed the Committee of a study that will be underway in mid-December to
evaluate the infill potential of the Green Line TODs. Ms. Moore also informed the Committee
that pending the approval of funds from SCAG, DRP would also apply this infill evaluation
methodology to all of the urban areas of unincorporated Los Angeles County. '

Committee members may contact Julie Moore at (213) 974-6425, via e-mail at
imoore(@planning.co.la.ca.us, or by FAX to Julie’s attention at (213) 626-0434.

Next Meeting Date

The next meeting is scheduled for Thursday, March 3, 2005, from 9-11 a.m. (refreshments
will be provided beginning at 8:30 a.m.) and will be held at the Xenneth Hahn Hall of

Administration, Room 739, 500 West Temple Street, Los Angeles 90012. **Please note the
room change.**
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TO:! Housing Advisory Commitiee
FROM: Julie Moofe/ AICP, Head

Community Studies 1'Section
SUBJECT: MEETING NOTICE/AGENDA

The next meeting of the Housing Advisory Commitiee is scheduled for:

Day/Date: Thursday, March 3, 2005

Time: 9:00 —11:00 A.M. (Refreshments will be’
available at 8:30 a.m.)

L ocation: Kenneth Hahn Hall of Administration

Room 739 (Please note room change)
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Los Angeles, CA 90012

Please park in Lot 11, 227 N. Spring Street, entering from Spring, or Lot 26, 120 S. Olive Street,
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meeling for validation,

AGENDA

1. Introductions and Reporls Julie Moore, AICP

2. Presenialion and Discussion Julie Moore, AICP
. Green Line Transit Oriented District
(TOD) Draft Infill Evaluation Study

3. Discussion

- Density Bonus Update
- Other Matters

4, Schedule Next Meeling Date
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MEETING NOTES

LOS ANGELES COUNTY HOUSING ADVISORY COMMITTEE
Meeting Date: March 3, 2005 -

Attendees:

Members:

K enneth Bank, Riverbank Development

Alfredo Izmajtovich, Southern California Housing Development Corporation
Stephanie Klasky-Gamer, Los Angeles Community Design Center
David Myerson, Resource Opportunity Group, Inc.

Tim O’Connell, Century Housing Corporation

Stephen E. Olson, The Olson Company

Henry Porter, Jr., Southwest Community Association

Depariment of Regional Planning

Lee Stark, General Plan Development

Julie Moore, AICP, Community Studies ]
Adrine Arakelian, Community Studies |
Connie Chung, Community Studies

Mark Herwick, General Plan Development
Carol Rosskam, General Plan Development
K ari Davis, Countywide Studies

Other Antendees:

Bill Fulton, Solimar Research Group, Inc.

Ann Daigle, Planning and Urban Development Manager, City of Ventura
Blair Babcock, Los Angeles County Community Development Commission

Introductions

Welcoming comments from Julie Moore, Department of Regional Planning.

Selfintroductions provided by the Commitiee members, the planning staff and other attendees.
Presentation

Tulie Moore introduced Bill Fulton, President of the Solimar Research Group and the County’s
consultant Tor the Green Line TOD Infill Study, which is a study commissioned by the
Department of Regional Planning at the request of the Second Supervisorial District.

Bill Fulion outlined the objective of the meeting, which was to ask the Committee members to
offer suggestions on improving the pro forma analysis portion of the Green Line TOD Infill
Study. In particular, he was interested in asking the Committee members about assumptions

made in the analysis, including land and parking costs, as well as what would encourage a
private landowner 1o sell their property or how a developer values a CUP vs. a non-discretionary



review. Mr. Fulton emphasized that the pro forma analysis is meant to be a quick, back-of-the-
envelope calculation of development potential, and is meant more to illustrate how the ncentives
offered by the recently adopted Green Line TOD ordinance increases the infill development
potential, than to provide a comprehensive real estate development analysis.

Discussion
Green Line TOD Pro forma Analysis—Cost Assumptions

Many Committee members felt that the $40/sq fi assumption for land acquisition in Lennox
seemed too low. Several indicated that a price that Jow would raise eyebrows, and perhaps
include “hidden costs” such as environmental clean-up and remediation costs.

Regarding parking, it was indicated that structured parking is often needed in order to make the
numbers work for a project, for example, with around 50 dwelling units and considerable
subsidies. Jt was noted that in San Diego the cost of parking is around $65/sq ft, or $190/sq fi for
the whole project, including parking. Depending on the materials, the cost could escalate by
10% or more.

Infill Development and Business Buyout

Bill Fulton added that another important aspect of infill development is business buy-out—
especially when there is a need to consolidate parcels. He commented on the low turnover in
commercial properties in Lennox, pointing to few sales since 1990. Many of the Committee
members agreed that a date-of-last-sale map would have been helpful to illustrate this point.

Green Line TOD Ordinance Incentives/Disincentives

The Commitiee recommended other ways in which the Green Line TOD ordinance could be
more effective. The Commitiee concurred that the density bonus, for example, does not work as
much of an incentive if there are too many development standards. In addition, the Committee
noted that Jot size does not change, so additional units either have to be smaller, or you need to
bujld up. At a certain point it does not become worth it 1o do the project. The HAC agreed that
with some exceptions, the breakpoint for a workable infill project is around 50-100 units.

Several Committee members suggested that height drives opportunity, although increasing
heights can trigger a community backlash or NIMBYism.

Getting More Mileage out of the Pro Forma Analysis

One Commitiee member suggested that at the end of the day, you can tweak a project ie.,
densities, 1o make it work. He referred to a public-private partnership in the City of Oakland,
which was unsubsidized, as an example of successful collaboration between the City and the
developer.



On that note, the Commitiee felt that the Green Line Infill Study pro forma analysis could benefit
from sitting down with people who are familiar with the cost and return assumptions. Steve
Olson offered 1o send development managers from the Olson Company to sit down with Bill
Fulton and DRP staff to further refine the pro forma analysis. Other Committee members
expressed an interest in participating in this type of meeting as well.

The following issues were identified for follow-up by the planning department:
o Meet with staff from the Olson Company, and other available Committee members or

their staff, to further refine the pro forma analysis section of the Green Line TOD Infill
Study.

Concluding Remarks

Ms. Moore closed the discussion by accepling the offer to meet with staff from the Olson
Company, and other available Commitiee members, to further identify and explore realistic
assumptions and development sirategies that can improve the Green Line TOD Infill Study’s pro
forma analysis..

Ms. Moore informed the Committee of SCAG’s recent approval of the DRP’s grant proposal to
apply the methodology used for the Green Line TOD Infill Study to other urban, unincorporated
areas of the County. In addition, the Committee was informed of the recent steps taken by thé
County Board of Supervisors to establish a new redevelopment area in the Whiteside
neighborhood, in unincorporated East Los Angeles. The Commitiee was also advised that the
Regional Planning Commission had made a motion in late January 2005 to instruct DRP staff to
. begin taking the necessary steps 1o amend the County Code 1o reflect the changes made to the
state density bonus law. In the coming months, the DRP wil] ask the Committee for feedback on
the draft ordinance.

Committee members may contact Julie Moore at (213) 974-6425, via e-mail at
‘moore@plapning.co.Ja.ca.us, or by FAX to Julie’s attention at (213) 626-0434.

Next Meeting Date

The next meeting is scheduled for Thursday, May 12, 2005, from 9-11 a.m. (refreshments
will be provided beginning at 8:30 a.m.) and will be held at the Kenneth Hahn Hall of

Administration, Room 864, 500 West Temple Street, Los Angeles 90012.
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TO: Housing Advisory Committee
At

FROM: Julie Moorg, Head

Community Studies | Section
SUBJECT: MEETING NOTICE/AGENDA

The nexi meeting of the Housing Advisory Commitiee is scheduled for:

Day/Date: Thursday, May 12, 2005

Time: 9:00 —11:00 AM. (Refreshments will be
available at 8:30 a.m.)

Locsation: Kenneth Hahn Hail of Administration
Room 864 '

500 West Temple Street
Los Angeles, CA 90012

Pleage park in Lot 11, 227 N. Spring Street, entering from Spring, or Lot 26, 120 S. Olive Street,
entering from First Street; both are operated by 5-Star Parking Services. Bring Parking Ticketto
meeting for validation.

AGENDA
1. Introductions and Reporis Julie Moore, AICP
Community Studies 1 Section
2. Presentation and Discussion: Julie Moore, AICP

- Potential Amendments to the
County Code to Promote
AHordable Housing

Presentation and Discussion: Leonard Erlanger

- Potential Amendments 1o the Ordinance Studies Section
County Code applicable 1o
single-family residential development
in newly proposed subdivisions

)

4, Schedule Next Meeling Date







MEETING NOTES

LOS ANGELES COUNTY HOUSING ADVISORY COMMITTEE
Meeting Date: May 12,2005

Attendees:

Members:

Mary Kaiser, California Community Reinvestment Corporation
Stephanie Klasky-Gamer, Los Angeles Community Design Center
Steve Lamb, Altadena Town Council

Tim O’Connell, Century Housing Corporation

Stephen E. Olson, The Olson Company

Henry Porter, Ir., Southwest Community Association

Benjamin Reanik, Jeffer, Mangels, Butler & Marmaro LLP

Paul Zimmerman, West Hollywood Community Housing Corporation

Department of Regional Planning

Julie Moore, AICP, Community Studies 1
Mark Child, AJCP, Community Studies 1
Adrine Arakelian, Community Studies 1
Connie Chung, Community Studies 1
Leonard Erlanger, Ordinance Studies
Alyson Phillips, Ordinance Studies

Other Attendees:
Blair Babcock, Los Angeles County Community Development Commission
Stacey Roa-Falcioni, Fourth Supervisorial District

Introductions

Welcoming comments {rom Julie Moore, Department of Regional Planning (DRP).
Self-introductions provided by the Commitiee members, the planning staff and other atiendees.
Presentation

Julie Moore introduced Leonard Erlanger, head of the Ordinances Studies Section, who
presented some preliminary concepts for addressing community concerns over large houses on
<mall lots and monotonous design in new subdivisions in the Santa Clarita Valley area.

M. Erlanger provided the Commitiee members with copies of an outline that summarized the
concepts that could be included in an ordinance regulating large houses on small lots in new
subdivisions. Mr. Erlanger reminded the Committee that the ordinance was initiated by a Board
motjon, a couple of years ago, and indicated that most of the concerns have come from a few
constituents in the Fifth District. Mr. Erlanger informed the Committee that he would also seek
input from the BIA on the same concepts. Leonard Erlanger can be contacted at (213) 974-6432
or Jerlanger(iplanning.co.la.ca.us.




In addition, Julie Moore gave the Committee an update on the Depariment’s efforts to amend the
density bonus provisions in the Zoning Code in response to last year's passage of SB1818. The
draft interim guidelines to implement the state density bonus Jaw are undergoing internal review
and will be available to the Committee shortly. The DRP will e-mail as well as distribute hard
copies of the interim guidelines 10 the Committee when completed. Ms. Moore also informed
the Commitiee that a public hearing for the density bonus ordinance has been set at the Regional
Planning Commission for June 22, 2005, and should go to the Board of Supervisors before the
end of the year.

Ms. Moore noted that the Department will likely propose to administer density bonuses through
a “housing permit”, which would be an administrative non-discretionary procedure that would
replace the present CUP requirement.

Ms. Moore also indicated that the draft ordinance focuses on incentives and concessions, which
include but are not limited 1o, an increase in height limits, parking reductions, eic. The list of
possible incentives and concessions in the present draft includes a density bonus of more than 35
percent. .

Furthermore, Ms. Moore informed the Commitiee of how CEQA applies 1o the densify bonus
ordinance. As a Negative Declaration has been proposed, based on the preparation of an Initial
Study, Ms. Moore added that environmental considerations for density bonus cases would be
considered on a project-by-project basis.

Discussion

Big Houses on Small Lots in Santa Clarita

Afier a lively discussion over defining both the problem and the appropriate level in which
government should regulate “taste”, the Commitiee made it clear that it does not support the
ordinance concepts for regulating Jarge houses on small Tots in new subdivisions. In response,
Mr. Erlanger cited that the Fifth District made the motion requesting a “big house” ordinance
with a related conditional use permit (CUP) requirement, so that staff would have 1o prepa:é such
an ordinance.

The Commitiee had the following comments regarding the principal issues discussed:

Governmeni should not regulate "taste”

The Commitiee concurred that the County should not atlempt to regulate things like privacy and
iaste. The Committee suggested that the free market should decide these things, not local
povernment. The Committee noted that the County already plays a role in regulating for
adequate light and air through Titles 21 and 22. Several Committee members also questioned
how “mansionization” could be limited 1o just one area, when in fact, the problem exists



everywhere. Some Commitiee members felt that mansionization ordinances in other cities are
very ineffective.

M. Erlanger acknowledged that many zoning regulations affect light and air, and that all zoning
regulations have financial implications for various property OWners and builders. He stated that
{here is a spectrum of views on such issues, and he understood where the Committee stands
within that spectrum.

The concepls seem exclusionary

The Commitiee also expressed concern over the fact that adding such provisions drives up the
costs of housing. Some even questioned where the complaints are coming from~——considenng
{he fact that the housing in question would be in new subdivisions. The fact that they are being
built goes back 1o the free market point raised earlier, and indicates that the buyers are not the
ones who are complaining,

Specific problems identified in the outline of concepis on “mansionization”

More specifically, the Committee pointed out disparities in the outline of concepts related to
ownership issues. For one, the Committee pointed out how the outline uses an incorrect
definition of “condominiums”—which should refer 1o ownership and not building type. If
design is physical in nature, {he Committee asked why the County would concern itself over
housing “tenure”. In addition, one Comumittee member pointed out problems with ltem #6 on the
outline, once again questioning why a regulatory body would care who develops—especially if
the DRP has no control over ownership. The Committee strongly suggested consulting with
County Counsel on this issue.

In response, Mr. Erlanger explained that the County camot condition a subdivision for which the
subdivider will not be the builder and so related plans and exhibits would need 1o be deferred 10 a
later date when the developer buys the Jand, and the subdjvision can be conditioned to require
such plans and exhibits at that time.

Recommendations
Based on the discussion, the Commitiee made the following recommendations:

- Develop guidelines rather than an ordinance; or

- Develop a community standards district (CSD) specifically for Santa Clarita, and conduct
outreach efforts in Santa Clarita. Regarding outreach, the Committee also recommended
1alking 1o the people who actually live in large houses on small lots; or,

- Encourage developers to apply more innovative site planning and design guidelines.



The Committee members stated that, while strongly opposing such an ordinance, if an ordinance
is required then it should include the following:

- Stagger the front yard setbacks on residences on adjoining lots,
- Adjust side yard requirements in relation to the width of lots.

Affordable Housing and Density Bonus Update

The Committee asked where the Jine exists between a concession/incentive that could be granted
as a variance. Ms. Moore responded that it depends on who needs to approve the
concession/incentive, and that this may be an area where the DRP needs 1o be the coordinator.
Ms. Moore also emphasized, though, that at no time is the local jurisdiction expected to approve
a development that falls below health and safety standards.

The Committee also asked if the DRP had studied the impacts of potential
concessionsfincentives and/or considered providing a list of the most common
concessionsfincentives. Although it was clear after the discussion that the developer has the
opportunity ta request practically any incentive or concession, the Committee felt that it would
be helpful if the DRP could provide guidance on the ones that would, with some certainty, get
approved. '

On parking reductions, the Commitiee commented that the concessjon/incentive o reduce
parking is ofien not used in urban areas where the infrastructure is fixed because the parking is
usually needed. The Committee added that without adequate parking, it is ofien difficuilt to
interest Jenders in the project. In addition, the Committee indicated that automobile ownership
may be lower for occupants of affordable housing developments, but not to the degree that
parking can be significantly decreased. Furthermore, the Committee added that employment
centers are moving 1o suburbs, which creates a problem for low-income urban inhabitants who
are dependent on public transit but are unable 1o use public transit to get to work.

The following issues were identified for follow-up by the planning department:
£ Leonard Erlanger may contact some of the Comumnittee members regarding further input
on the proposed Large Houses on Small Lots Ordinance.

£ The DRP will send copies of the Density Bonus Interim Guidelines to the Committee
members once they have been completed.

Concluding Remarks

Leonard Erlanger indicated that he would inform the Fifth District of the recommendations and
the ;ssues raised by the Committee regarding the Large Houses on Small Lots provisions. On
another note, he informed the Committee that he will ask for their input again once the
Ordinance Studies section has begun work on the Comprehensive Zoning Code Update.



In addition, Ms. Moore informed the Committee of the County’s possible plans 1o have a new
section ded;cated 1o housing within the Department of Regional Planning.

Committee members may contact Julie Moore at (213) 974-6425, via e-mail at
‘moore(@planning.co.la.ca.us, or by FAX to Julie’s attention at (213) 626-0434,

Next Meeting Date

The next meeting is scheduled for Thursday, August 11, 2005, from 9-11 a.m.
(refreshments will be provided beginning at 8:30 a.m.) and will be held at the Kenneth Hahn Hall
of Administration, Room 864, 500 West Temple Street, Los Angeles 90012.
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The next meeting of the Housing Advisory Commitlee is scheduled for:

Day/Date: Thursday, August 11, 2005
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Board Report on Mixed Use Development and the Board’s Motion






Los Angeles County
Department of Regional Planning

Planning for the Challenges Ahead

September 15, 2005 James E. Hartl AICP
Director of Planning

TO: Supervisor Gloria Molina, Chair
Supervisor Yvonne B. Burke
Supervisor Zev Yaroslavsky
Supervisor Don Knabe
Supervisor Michael D. Antonovich

FROM: James E. Harﬂ%CP
Director of Planning

SUBJECT: REPORT ON ALLOWING RESIDENTIAL AND MIXED-USE
DEVELOPMENTS IN COMMERCIAL ZONES THROUGH AN
ADMINISTRATIVE PROCEDURE (SYN. NO. 2, JUNE 21, 2005)

On June 21, 2005, on a motion by Supervisor Molina, your Board directed this Department to
report back with findings and recommendations for allowing residential and mixed-use
(residential/commercial) developments in commercial zones through an administrative, non-
discretionary procedure, within the unincorporated areas. The Board motion directs the
Department of Regional Planning to do the following:

1. Study and make recommendations on options for modifying the County’s commercial
_zones in the unincorporated areas 1o allow the processing of residential developments and

mixed-use projects through an administrative procedure; and

2. Consider the different circumstances and different parts of the County that would be
applicable, and work with each Supervisorial District’s Planning Deputy 1o take into
consideration each District’s commercial zones; and

3. Report back to the Board with findings, including provisions for maintaining the
commercial uses along the County’s major commercial corridors.

The staff recommendations in this report incorporate the input from several key sources: the
Regional Planning Commission, the planning deputies from each Board Office, the County’s
Housing Advisory Committee and the Community Development Commission staff. The report
looks at the role of mixed-use developments in the context of the worsening housing crisis in the
County. T also considers the implications of encouraging mixed-use developments in all
commercial zones with a director’s review, which is an administrative procedure. The report
addresses the impact of such development on the diversity of urban, suburban and rural contexts




Residential and Mixed-Use Developments in C-Zones
September 15, 2005
Page 2 of 2

within {he unincorporaled areas. In addition, the report looks at past and present trends in the
County’s policies and actions related to mixed-use developments in commercial zones and the
current 1ools available to promote residential and mixed-use developments. Lastly, the report
considers strategies for ensuring the compatibility of land uses when encouraging residential and
mixed-use developments in commercial zones. In doing so, we recommend that the Board:

1) Instruct the Depanmem of Regional Planning to prepare a countywide ordinance and
{he appropriate environmental documentation to modify some or all commercial
zones 10 permit mixed-use developments, consisting of ground floor commercial uses
with Tesidential uses on the upper floors, through a director’s review process, which is
an administrative procedure. Include in the drafi ordinance design standards to
address density, height limits, set-backs and parking, for mixed-use developments,
which will ensure the compatibility of uses and the creation of neighborhood-friendly
mixed-use buildings. Submit the draft ordinance to the Regional Planning
Commission for the required public hearing and forward the Commission’s
recommendation to the Board for its consideration.

2) Instruct the Department of Regional Planning to commence, upon the completion of
the countywide mixed-use ordinance described above, the review of areas covered by
the Conumunity Plans and the Community Standards Districts, as appropriate, in order
10 apply a community-based approach, using CSDs and/or overlay zones in specific
unincorporated areas, 1o allow residential-only developments in commercial zones
with a director’s review process.

1 have enclosed background information considered by the Department, which supports the
above recommendations.

1f you have any questions, please contact me or Julie Moore of my staff at (213) 974-6425 or via
e-mail at jmoore@planning.co.la.ca.us.

JEH:RDR:ITM:cc

C: Violel Varona-Lukens, Executive Officer~—Clerk of the Board
David E. Janssen, Chief Administrative Officer
Carlos Jackson, Executive Director, Community Development Commission

Attachments: Residential and Mixed-Use Developments in Commercial Zones Through an
Administrative Review: Background Report
Board Motion (6/21/05)
Appendix A: Development Standards for Mixed-Use Developments in Title 22

Appendix B: Residential and Mixed-Use Programs in Comparable and Nearby Local
Jurisdictions



REPORT TO
LOS ANGELES COUNTY
BOARD OF SUPERVISORS

RESIDENTIAL AND MIXED-USE DEVELOPMENTS IN
COMMERCIAL ZONES THROUGH AN ADMINISTRATIVE
REVIEW: BACKGROUND REPORT

September 2005

This report provides the background for the Department of Regional Planning’s
recommendations 1o the Board motion, dated June 21, 2005, to consider options for allowing
residential and mixed-use developments in commercial zones through an administrative review.
The report looks at the role of mixed-use developments in the context of the worsening housing
crisis in the County. It also considers the implications of encouraging mixed-use developments
in all commercial zones with a director’s review, which is an administrative procedure. The
report addresses the impact of such development on the diversity of urban, suburban and rural
contexts within the unincorporated areas. In addition, the report Jooks at past and present trends
in the County’s policies and actions related to mixed-use developments in commercial zones and
the current 1ools available 1o promote residential and mixed-use developments. Lastly, the report
considers strategies for ensuring the compatibility of land uses when encouraging residential and
mixed-use developments in commercial zones.

General Plan/Community Plans

The role of the Los Angeles County General Plan in the land-use planning process is to guide the
Jong-term future use and physical development of land within the unincorporated areas of the
County. The General Plan contains the goals and policies, which are implemented through the
Zoning Ordinance. A review of the General Plan and Community Plans indicates that there is
support for residential and mixed-use developments in commercial zones,

The adopted General Plan, which plans for a diversity of urban, suburban and rural areas, allows
and promotes residential and mixed-use developments in commercially designated areas. In
addition, the Housing Element, adopted in 1998, includes policies to allow residential and
mixed-use developments in commercial zones and Transit-Oriented Districts, in order to create
adequate sites for multifamily housing. The Housing Element also identifies the conditional use
permit for residential uses in commercial zones as a regulatory constraint on housing production.



Residential and Mixed-Use Developments in C-Zones: Background Report
September 15, 2005
Page 2 of 9

Shaping the Future 2025, the Department of Regional Planning’s Drafi General Plan also
promotes residential and mixed-use developments in commercially designated areas. The
proposed Land Use Element in Shaping the Future 2025 contains the following policies:

e Promote compact, walkable, well-designed mixed-use development in and adjacent to
employment and transit centers and commercial corridors to provide convenient
access to shopping, and services.

e Promote ordinances that initiate transit-oriented development (TOD) along bus and
rail transit corridors.

 Encourage the shared use of sites for development of schools, parks, libraries,
housing and other compatible uses.

In addition, the staff draft of the Preliminary General Plan Land Use Element, which will be
released early next year, will contain a new “mixed-use” land use category specifically
identifying areas where mixed-use development would be allowed. The Preliminary General
Plan’s “commercial” category will also promote residential and mixed-use developments in
appropriate areas. :

Several of the adopted Community Plans, which cover a diversity of areas, also support
residential and mixed-use developments on commercially designated land. For example, the
Antelope Valley Area General Plan allows residential uses in comumercial areas and even
industrially designated land, provided that certain standards and conditions are met. Other
Community Plans, such as the East Los Angeles Community Plan and the Altadena Community
Plan, established mixed-use districts that allow residential uses on commercially designated Jand.
Common themes within the Community Plans that reference residential and mixed-use
development in commercial zones include the following: 1) Allow mixed uses in designated
areas; 2) Revitalize existing commercial areas; 3) Allow higher density residential uses in
commercial areas, where appropriate; and 4) Adopt development and design standards to ensure
the compatibility of uses. Refer to Table A for a more details.
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TABLE A; Community Plan Policies Supperiing Residential and Mixed-Use Development in Commercial Zones

Hacienda Heights

Allow residentizl uses in commercial areas only when ancillary to the primary commercial
USEes.

Rowiand Heights

Allow residential uses in commercial areas only when ancillary to the primary commercial
uses.

Wes! Hollywood'

Encourage mixed-uses with appropriate controls to ensure compalibility.
Permil mixed-use developments where designaled and subject to slandards.

Encourage mixed use developments, especially along major streets that have large traffic
cepacilies and public transporiation.

Diamond Bar

Alow residential uses in commerdal areas only when anclliary to the primary comrnercial
uses.

Alladena

Desianate Lake Ave. as the principai core of Altadena and encourage mixed-uses.

Antelope Velley
Areawide General Plan

Provide for increasing residential densities near older “strip” commercial areas 1o
encourage economic maintenance and revitalization of older commercial areas.
Allow appropriale residential uses in commercially designated areas through a design
review.

Allow residential uses in industrially designated areas nol suitable for present or fulure
industrial use.

Eastlos Angeles

£ncourage rehebilitation of existing uses.

Designate appropriate areas where mixed uses permitted subject to compliance with
standards fo ensure careful design.

Wesl-AthensMestmont

.- & & @

Revitalize existing commercial areas;

Encourage mixed-use facilities, particularly near light rail.
Encourage infili.

Designate West Century Blvd, as mixed residential and commerdal. Eliminate industrial
and commercial uses from neighborhoods, excepl neighborhaod oriented commercial
stores,

Where mixed-uses are permitied, ensure compatible integration of adjacent uses to
minirnize conflicts.

Walnut Park

Encourage mixed commercial and residential along Sanla Fe Ave, with appropriate
controls 1o ensure compatibility.

Zoning

There are also provisions in the Zoning Code that support residential and mixed-use
developments in commercial zones through discretionary and non-discretionary review
procedures. As Table B illustrates, residential uses are permitted in all commercial zones (C-1,
C-2, C-3, C-H, C-M and the C-R zones} with an approved conditional use permit. Mixed-use
developments are also permitted in the Mixed Use Development (MXD) zone with a conditional
use permit. Residential and mixed-use developments are permitied in all Transit-Oriented
Districts (TODs), () — CRS (Commercial Residential) combining zone, and the Florence-
Firestone CSD through a director’s review process.

M ncorporated in 1984.
? Incorporated in 1989.
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TABLE B: Permitied Residential Uses in Commercial Zones i

Residences, single family; residences, two
family; apariment houses

C-1: Restricted Business

1.os Angeles County Code, Title 22

dministrative Review

C-2: Neighborhood Business Same as above

[#% Same as above

C-3: Unlimited Commercial

C-H: Commercial Highway Same as above

C-M: Commercial Manufacturing

= Same as above

CPD: Commercial Planned
Development

= Same as above

C-R: Commercial Recrealion Residences, single family

! Any use listed as penmitied, accessory,
subject to directors review or subject 1o
permit in R-A, Any use permitied in zones
R-4, M1, A-C, and SR-D, or any
combinztions,

MXD: Mixed Use Development

{} - CRS: Commercial-Residential

In C-3, any single family residence,
two family residence or apariment
house; commercial developments with
residential uses, subject to
development standards.

{) ~ PO: Untimited Residence-
Professional Office

Any professional office use.

Any permitied use in R-4

Mixed residential in area designated .
*Commercial/Residential Mixed Use Area”
on the Land Use Policy map. Zoned C-3

East Los Angeles CSD

Area specific standards for the area along
Cenltury Bivd. that allow residential or

Weslt Athens-Westmont CSD commercial uses.

Florence-Firestone CSD

i C-2, C-3 Residential and mixed

Residential/Commercial uses, subject
t0 specified development standards.

Blue Line and Green Line TODs

C-2, C-3 Mixed commercial and

: residential, senior citizen
c developments, single family

residences, two {family residences, two

{ family, epariment houses,

Inventory of Commercial Zones

The County has a diversity of commercial zones within the unincorporated area. Table C shows
that over 5,400 acres of the total unincorporated area are zoned for commercial uses. More than
half of these areas are situated in the Fifih District, with the remaining situated in the Second

District, First District, Fourth District and Third District, respectively.
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TABLE C: Commercially Zoned Acreage in the Unincorporated Areas

SECUND glF4]
DISTRIC! DISTRIC
\CREAG! CRER
C-1 61 38 8 83
C-1-DP* 4 6 FEpRttEAnRupE 7
c-2 159 346 67 104
C-2-CRS icEsid 6 : S R E
C-2-DP o | 2 f 5 5 206 227
c-3 a53 3% 34 34 |6 140 bl 1344 2312
: ; SR e 19

NEDAREA 151 204 ' 3067

5459

mce: Depariment of Regional Planning, GIS Section
Historical Trends

Historical trends show that, in the past, the County has gone from non-restrictive to restrictive
policies on allowing residential and mixed-use developments in commercial zones (refer to
Table D). However, the present trend is a Teturn 10 Jess-restrictive policies, but limited to
designated areas (such as Transit-Oriented Districts and in the Florence-Firestone CSD).

Prior to the 1960°s, the County allowed residential uses in commercial and industrial zones as a
matter of right. In 1964, however, the Board of Supervisors adopted an urgency ordinance,

prohibiting residential uses in commercial zones, unless a Special Use Permit (predecessor of the
Conditional Use Permit) could be obtained, with the obj ective of protecting existing commercial

uses from potentially incompatible new residential uses.

In the 1980°s, the County’s planning policies began to reflect the need to encourage the
combining of certain commercial and residential uses in order to provide additional housing
opportunities and to reduce transportation cosls, energy consumption and air pollution. The

3P denotes a development program combining zone that requires a conditional use permit, regardless of the
permitted uses.
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General Plan and Community Plans for the unincorporated areas that were adopted during this
period, for example, also allow for and support residential and mixed-use developments in
commercial zones. In 1983, the County adopted the () — CRS (Commercial Residential)
combining zone, which allows residential uses in designated C-3 zones through a director’s
review process, the ( ) — PO (Unlimited Residential Professional Office) combining zone, which
allows office uses in designated R-4 zones in conjunction with residential uses, and the MXD
(Mixed Use Development) zone, which allows a mixture of residential, commercial and
industrial uses with a conditional use permit.

"The County’s zoning actions and policies in recent years show a trend toward allowing
residential and mixed-use developments in commercial zones through a director’s review
process. In 1999 (Blue Line) and, more recently in 2005 (Green Line), the Board of Supervisors

adopted Transit-Oriented Districts, which among other incentives, allow residential and mixed-
use developments in commercial areas through a director’s review process. In 2004, the Board
adopted the Florence-Firestone CSD, which also permits residential and mixed-use
developments through a director’s review process. In addition, recent reports by Department of
Regional Planning in 2002 and the Housing Advisory Commitiee in 2003 made
recommendations to the Board on affordable housing incentives, which included the a!]owance
for residential uses in commercial zones through a non-discretionary procedure, coupled with the
development of standards to ensure the compatibility of uses.

TABLE D: Policies Supporiing Residential and Mixed-Use Development in Commercial Zones

Pre-1964

Residential uses permitied in all C-zones

1964

The Regional Planning Commission issues a report on residential uses in commercial zones; the Board of Supervisors
passes an urgency ordinance to prohibit residential uses in commercial zones unless a “special use permit”
{predecessor of the conditional use permit) is first obtained.

1965

The Board of Supervisors adopts an ordinance 1o prohibit residential uses in commercial zones unless a “Special Use
Permnit” is first obtained.

1983

The Board of Supervisors adopts the new Commercial Residential combining zone, ( ) -CRS, which permils residential
uses in the C-3 zone thiough a director's review {adopted along with the { } - PQ (Unlimited Residential-Professional
Office) combining zone, which allows miled commercial uses in R-4 with a CUP),

1983

The acoption of the MXD {Mixed Use Development) zone to provide for planned mixed use developments, which may
contain residential, commercial, industrial 2nd other such uses.

1999

The Board of Supervisors adopts the Blue Line TOD ordinance, which allows residential uses in C-2 and C-3 zones
through a director's review in designated transit-oriented districls.

2002-03

In 2002, in response to 8 Board motion relsied 1o the adoption of the County’s Housing Element on QOctober 2001, the
Deparment of Regional Planning submits 2 report to the Board recommending to study and allow residential uses in
commercial zones with & direclor's review. In 2003, & repor! issved by the County’s Housing Advisory Comimitlee on
siralegies for increasing housing produclion mekes the same recommendation.

2003

The Board of Supervisors zdopts the Florence-Firestone Community Standards District, which allows residential uses
in zones C-2 and C-3 through a director's review,

2005

The Board of Superwsors edopis the Green Line 10D ordinence, which aliows residential uses in C-2 and C-3 zones
through a director’s review in designated transit-oriented districts.

2005

The Board of Supervisors directs the DRP 1o consider oplions for aliowing residential uses in commercial zones
through an adminisirative process.




Residential and Mixed-Use Developments in C-Zones: Background Report
September 15, 2005
Page 7 of 9

Mixed-Use Developments
Addressing the Housing Crisis

There continues 1o be a housing shortage in Los Angeles County, which adversely affects
housing affordability for all of Los Angeles County’s residents. Given the housing crisis in Los
Angeles County, the Board pointed out in the motion that the unrealized potential in our
commercial zones is an opportunity for housing that Los Angeles County cannot afford to
ignore. In this context, the Board raised concemns over requiring a conditional use permit for
residential and mixed-use developments in commercial zones because such a requirement
discourages infill housing and mixed-use developments in areas, such as declining commercial
corridors, that are best suited for sustaining new housing opportunities.

The statistics show that the County needs to take the necessary steps to address the housing
crisis. The Southern California Association of Governments (SCAG) reported earlier this year
that, between 1998 through 2005, Los Angeles County has issued building permits for the
construction of only 21,682 out of 52,002, or 37 percent, of the housing units needed in the .
unincorporated area to meet its fair share of the regional housing needs. In addition, a recent
homeless count revealed that Los Angeles County has approximately 91,000 homeless people—
the Jargest of any major metropolitan area in the country. Furthermore, according to a recent poll
taken by the Public Policy Institute of California, affordable housing is of more concern to Los
Angeles County residents than crime, air pollution, healthcare, or jobs. Fostering mixed-use
developments is a creative way 1o increase housing opportunities in the County, while ensuring
{he compatibility of residential and commercial uses. For example, mixed-use developments can
be a strategy for providing affordable housing, in which the profits from the ground floor
commercial uses could be used to subsidize the affordability of the housing above.

Allowing residential and mixed-use developments in commercial areas through a director’s
review would complement several projects already underway by the Department of Regional
Planning to promote infill development, remove regulatory barriers to housing production, and
increase affordable housing. One major effort that has commenced in September is the SCAG-
funded Los Angeles County Infill Estimation Project, which will result in parcel-specific
Geographic Information System maps and numerical data that identify potential infill
development areas and sites in the unincorporated areas. :

Countywide Benefits

Urban, suburban and rural areas, alike, can benefit from mixed-use developments, which
promole the conservation of resources and create livable, pedestrian-friendly environments,
where residents can live in proximity to where they work and shop. In 1997, the Department of
Regional Planning prepared a report entitled, Livable Communities Guidelines for new

communities in the outlying areas of Los Angeles County. The report encourages a mix of uses
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in community centers, and other elements that would enhance the livability of a community.
While these guidelines were intended to apply specifically to suburban contexts, they are also
applicable to urban areas. Mixed-use developments are also beneficial for commercially-zoned
land in rural areas, where they can help facilitate the conservation of scenic and environmental
resources by promotling a more concentrated development pattern.

A Tool for Community Revitalization

Mixed-use developments can be used as a strategy for reviving commercial areas in decline and
enhancing existing commercial uses. Areas with a surplus of declining commercial uses provide
opportunities for high density residential uses, which could not only address the housing needs of
ihe County as discussed previously, but revive those areas with new uses without adding more
traffic than the area can sustain. Residential uses in commercial areas can also provide a critical
mass of people to sustain neighborhood-oriented businesses.

Ensuring the Compatibility of Land Uses

The use of development and design standards can ensure the compatibility of residential
uses with commercial uses, and vice-versa. In addition, development and design standards
are necessary to create more neighborhood-friendly, mixed-use developments. The
County’s Zoning Code currently contains development standards for the () — CRS
combining zone and in the East Los Angeles and Florence-Firestone CSDs, which include
parking, height, and in some cases, hours of operation for commercial uses. Refer o
Appendix A for a detailed look at the development standards for mixed-use development
in the Zoning Code. ‘

Community-Based Approach for Residential-Only Development

The appropriateness of allowing residential-only developments in commercial zones with an
administrative review process requires a community-based approach. This would allow the
County to evaluate different communities based on their Community Plans, CSDs, and/or
development patterns. This approach would also allow the County to evaluate the viability of
major commercial corridors within these communities. A community-based approach for
residential-only developments does the following: recognizes the uniqueness of the County’s
unincorporated areas that are located in urban, suburban and rural portions of the County; allows
the inclusion or exclusion of residential-only developments in commercial zones as appropriate
to the community’s character and infrastructure constraints; and addresses concems over
encouraging residential-only developments in inappropriate areas, where residential uses can
potentially replace all commercial uses or introduce residential uses that are incompatible with

" existing commercial uses. The County has tools, such as Community Plans and CSDs, to
implement a community-based strategy for allowing residential-only developments in
commercial zones. For the unincorporated areas that fall outside of a Community Plan area or a
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CSD, the County can utilize the { )—CRS combining zone in its present or modified form to
implement this policy.

Other Jurisdictions

Many nearby and comparable local jurisdictions have policies that allow residential and mixed-
use developments in commercial zones, as well. The City of Los Angeles and the City of Santa
Monica, for example, permit residential uses in all commercial areas as of right. The City of
Pasadena, on the other hand, limits residential uses to only cerlain commercial zones. Some
jurisdictions have also implemented policies that promote mixed-use developments as of right in
designated overlay zones, such as the City of Los Angeles’ Residential Accessory Services
(RAS) zones. See Appendix B for a more detailed comparison of mixed use programs in nearby
and comparable jurisdictions.

Many jurisdictions also have development and design standards to ensure the compatibility of
residential and commercial uses, as well as the development of more neighborhood-oriented
mixed-use developments. The City of Pasadena, for example, sets standards for lighting,
Joading, private and community open space, and designates areas for trash and recycling in areas
{hat are compatible with residential and non-residential uses. In addition, the City requires that
all esidents that live in a mixed-use project be notified that they are living in urban areas, and
that noise levels may be higher than in a typical residential area. The notification must be signed
by the resident to confirm their understanding of the information.*

Conclusion
Based on our findings in this report, we recommend that the Board:

1. Instruct the Department of Regional Planning 1o prepare a countywide ordinance and the
appropriate environmental decumentation to modify some or all commercial zones to

permit mixed-use developments, consisting of ground floor commercial uses with residential
uses on the upper floors, through a director’s review process, which is an administrative
procedure. Include in the drafi ordinance design standards to address density, height limits, set-
backs and parking, for mixed-use developments, which will ensure the compatibility of uses and
the creation of neighborhood-friendly mixed-use buildings. Submit the draft ordinance 1o the
Regional Planning Commission for the required public hearing and forward the Commission’s
recommendation to the Board for its consideration.

2. Instruct the Department of Regional Planning to commence, upon the completion of the
countywide mixed-use ordinance described above, the review of areas covered by the
Community Plans and the Community Standards Districts, as appropriate, in order to apply a
community-based approach, using CSDs and/or overlay zones in specific unincorporated areas,
10 allow residential-only developments in commercial zones with a director’s review process.

“ City of Pasadena Zoning Code Section 17.50.160






MINUTES OF THE BOARD OF SUPERVISORS
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA

Violet Varona-Lukens, Executive Officer
Clerk of the Board of Supervisors

383 Kenneth Hahn Hall of Administration
Los Angeles, Calilornia 90012

Director of Planning

At its meeling held June 21, 2005, the Board took the following action:

2
Supervisor Molina made the following statement:

“There continues to be a housing shortage in Los Angeles County,
which adversely affects housing affordability for all of Los Angeles
County’s residents, The Southern California Association of Governments
reporied earlier this year that, between 1898 and 2005, Los Angeles
County has issued building permits for the construction of only 21,682 out
of 52,202, or 37 percent, of the housing units needed in the
unincorporaled area o meet its fair share of the regional housing needs.

“Given the current housing crisis, it is imperative that the County
develop creative solutions to increase the housing supply, such as
eliminating unnecessary barriers to housing development. Under current
zoning, residential uses in commercially-zoned areas require a Conditional
Use Permil. My concern is that requiring a Conditional Use Permit may
discourage infill housing from being built in areas that are best suited to
sustaining new housing opportunities. There may be commercially-zoned
areas, such as declining commercial corridors, which pose opporiunities to
build infill housing and mixed-use developments. The unrealized potential
in our commercial zones is an opportunity for housing that Los Angeles
County cannot afford to ignore.”

Julie Moore, Supervising Regional Planner of Community Studies, Department of
Regional Planning, addressed the Board.

(Continued on Page 2)

-1 -



2 (Continued)

After discussion, on molion of Supervisor Molina, seconded by Supervisor Burke,
duly carried by the following vote: Ayes: Supervisors Burke, Yaroslavsky, Knabe, and
Molina; Noes: Supervisor Antonovich, the Director of Planning was instructed to:

1. Study and make recommendations on options for modifying the
County's commercial zones 1o allow processing of residential

developments and mixed-use projects through an administrative
procedure;

2. Consider the different circumstances and different pants of the County
that would be applicable and work with each Supervisorial District's

Planning Deputy 1o 1ake into consideration each District’s commercial
zones; and

3. Report back to the Board within 60 days with findings, including
provisions for maintaining the commercial uses along the County’s
major commercial corridors.

09062105_2

Copies distribuled:
Each Supervisor
Chief Administrative Officer
County Counsel



APPENDIX A:

Development Standards for Mixed-Use Developments in Title 22 of the County Code

( ) - CRS - A. That no commercial uses be estsblished on the same ficor as residential uses except for professional
offices subject 1o conditions in subsections B and C;

B. That where cammercial and residentiat uses are located on the same floor, they shail not have
Seclion common entrance haliways or entrance bzlconies, except for single-story struciures;

29 40.590 C. That where commercial and residential uses have a common wall, such wall shall be construcied to
minimize the transmission of noise and vibration;

D. Thal there be automobile parking space as required by Part 11 of Chapler 22.52;

E. That commercia! and residential parking spaces be specifically designated by posting pavement
marking andfor physical separation. (Ord. 83-0065 § 3 (parl), 1983.)

Florence- D.4.d. Residential and Mixed ResidentiallCommercial Uses, Residential and mixed

Firestone residentiafcommercial uses i Zone C-2 shall require a director's review pursuant lo Part 12 of Chapter
22.56 and shall be subject 1o the following development standards:

CSD i. Dwelling Unit Density, The density tor residential uses shall not exceed 30 dwelling units per net acre;
ii. Yard Requirements. Residential vses shall comply with the yard requirements in Seclion 22.20.320,

Seclion fii. Parking. The parking requirements in Part 11 of Chapter 22.52 she! apply to residential uses in Zone
C-2 excep! that any such requirement specifying the number of parking spaces may be reduced by 25

22.44.138 percent for new construction or a change in use, subject to approval by the direclor. Residential parking

shall be distinguished from commercial parking in 2 mixed residential/commercial use by a posting,
pavement marking or physical separation between the spaces;

iv. Height. All residential struciures shall have 3 maximuen height of 45 feet above grade, excluding
chimneys and roocflop antennas;

v. Entrances. Residential and commercial uses that are located on the same floor shali not have a
common enfrance hallway or common balcony, excepl thal commeon entrance hallways shall be aliowed
in a single-slory structure; .

vi. Commen Walls. Any common wall between a residential and commercial use shall be constructed in
sccordance with building code requirements to minimize noise and vibration between the uses; and

vii. The hours of operation for commercial uses in @ mixed residentizl/commercial use shali be no earlier
than 7:00 a.m, and no laler than 10:00 p.m. daily. ;

D.5. Zone C-3. The siandards prescribed for Zone C-2 shall apply to Zone C-3 except &s follows:

a. Height. Residential and mixed residentiaicomimercial structures shail have a maximum height of 50
feet above grade. All olher structutes shall have a maximum height of 45 feet zbove grade. These height
limits do not include chimneys and roofop antennas; and

b, Dweking Unit Density. The density for 1esidential uses shall not exceed S0 dwelling units per net acre.

Ezst Los E.2. Commercial/Resigentizl Mixed Use Area. The commercialiresidential mixed use area is shown on
the map entitied "Commercizl/Residential Mixed Use Area” following this section. When residential uses

Angeles ate developed in conjunciion with commercial uses on the same parcel of land, they shall be subject 1o
CcsD the following requirements:

2. With the exceplion of the first floor, commercial and residential uses shall not be located on the same
Seclion floor.

5244118 b. The hours of operztion for commerciza! uses shall be limited to the hours of 7:00 a.m. o 10:00 p.m,







APPENDIX B

Examples of Residential and Mixed-Use in Comparable and Nearby Local Jurisdictions

Local Jurisdiction

Residential uses in
commercial zones

Mixed-use provisions

City of Los Angeles®

Residential uses are
permitted in all commercial
zones.

Residential/Accessory
Service (RAS) Zones to
encourage mixed use

.development to revitalize

commercial boulevards that
are in decline.

City of Santa Monica®

Residential uses are
permitted in all commercial
zones.

Area-specific commercial
districts that permit
residential, along with
incentives for residential.

County of Alameda’

Mixed-use developments
uses permitted in
Community Commercial
Districts, and all other
residential uses in
commercial zones sallowed
with a conditional use
permit.

Mixed-Use Planned
Development Zoning
District (M-X) and Mixed-
Use (MU) designated areas
allow residential uses.

City of Pasadena®

Residential uses permitted
in the two least intense
commercial zones, and
permits transit-criented
development in all
commercial zones.

Provides standards for
mixed-use developments.

City of San Diego®

Multifamily residential

permitied in all commercial
20nes,

Urban Village Overlay
Zone: 20% of mixed use
development must be
residential use.

> City of Los Angeles Zoning Code Section 12.10.5, 12.11.5, 12.12.2-12.16
® City of Santa Monica Zoning Code Subchapter 9.04.08: Zoning Districts and Uses
” County of Alameda Housing Element (2001-2006), Chapier 6
* City of Pasadena Zoning Code Chapter 17.24 and 17.50.160

® City of San Diego Zoning Code Chapter 13 An01 Div 05, Commercial Base Zones, Div 11, Urban Village

Overlay Zone




it



Appendix F

Residential Building/Demolition Permits
January 1, 1998 - June 30, 2005
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Appendix G

Green Line TOD Ordinance






ANALYSIS

This ordinance amends Title Zé - Planning and Zoning of the Los Angeles
County Code by deleting Chapter 22.44, Parl 8, the Blue Line Transit Oriented District
Ordinance, in its entirety and replacing it with a revised Chapter 22.44, Part 8, which is
a combined Blue Line and Green Line Transit Oriented District Ordinance. This
Ordinance restates, but does not substantively change development standards,
allowable uses and case processing requirements for the Blue Line Transit Oriented
Districls and creates them for the new Green Line Transit Oriented Districts in order to
promote transit-oriented and pedestrian-oriented development. This Ordinance also
revises Section 22.08.200.T relating to the definition of Transit Oriented District.

RAYMOND G. FORTNER, JR.
County C

By

PE J. RRE
Senior Deputy County Counsel
Public Works Division

PJG:di

42/7/04  {reguested)

1/19/08  (revised)
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ORDINANCE NO. _2005-0011

An ordinance amending Title 22 of the Los Angeles County Code relating to the
Transit Oriented Districts. |

The Board of Supervisors of the County of Los Angeles ordains as follows:

SECTION 4. Section 22.08.200.T is amended to read as follows:

22.08.200.T

"Transit oriented district” (TOD) means a mixed-use community within an

approximalely one-quarter o one-half mile distaneeradius of a significant transit facility

ctation. Transit oriented districts are established to encourage a mix of residential,

retail, office, open space, and public uses in a-close proximity to each other in order to

contribute to a vibrant, safe, and revitalized walkable environment—raking-it-convenient

{orresidents—and-employees, The transit oriented district land use provisions and

desian standards encourage cenvenient 1o travel by transit, bicycle, or foot by both

residents and emplovees. Transil oriented districts also promote the efficient use of

land for the mutual reinforcement of private development and public investments in the

transit system.

SECTION 2. Chapter 22.44, Part 8 (Supplemental Districts) of the Los Angeles

County Code is'hereby deleted in its entirety.

2005-0011 2



SECTION 3. Chapter 22.44, Part 8 (Supplemental Districts) of the Los Angeles
County Code is hereby added to read as follows:

22.44,400 Intent and Purpose.

Transit oriented districts are established as supplemental districts in order to
promote transit-oriented and pedestrian-oriented development, to increase transit use,
to manage traffic congestion, and to improve air quality. To achieve these goals, the
following transit oriented districts are established to create and apply unique
development standards and case processing _procedures to geographic areas within an
approximately one-quarier to one-half mile radius around specific light rail transit

stations in unincorporated areas:

. Blue Line Transit Oriented Districts
o) Slauson Station Transit Oriented District
o Florence Station Transit Oriented District
el Firestone Station Transit Oriented District
o Imperial Station Transit Oriented District
. Green Line Transit Oriented Districts
c Vermont Station Transit Criented District
e} Hawthorne Siation Transit Oriented District

The exact geographic boundary of each transit oriented district is depicted on its

respective map at the end of this Part 8.

2005-0011 3



The transit oriented districts implement the objectives of the Transit Village
‘ Development Planning Act of 1994, Government Code section 65460, et seq. They
also implement the "Land Use and Economic Development Strategies Blue Line Transit
Oriented Districts Study" and the "Draft Green Line Transit-Oriented Districts Land Use,
Houlsing and Economic Development Strategy Report" (hereinafler referenced
respectively as the Blue Line Strategy Report and Green Line Strategy Report), on file
with the department of regional planning.

22.44.410 Context and Nature of Transit Oriented Districts.

A. Relationship to other zoning regulations. Except as otherwise expressly
provided in this Part 8, property within a {ransit oriented district may be used in any
manner allowed in the basic zone, subject to the same standards, limitations, and
conditions contained in this Title 22. Where the regulations of a transit oriented district
provided in this Part 8 differ from any other provisions in this Title 22, including those of
a community standards district, the transit oriented district regulations shall supersede
any such differing provisions. In the event there are conflicting provisions in this Part 8
with respect to properlies within a transit oriented district, the more specific provision
shall apply

B. Calegories of transit oriented district regulations. Transit oriented district
regulations within this Part 8 are divided into the following categories:

1. Development standards, case processing procedures, and
allowable uses that apply within all ransit oriented districts countywide. This category

of regulations includes the following:

2005-0011 4



a: Development standards and case processing procedures
that are applicable to properties within all of the transit oriented districts countywide
irrespective of their specific zone classifications; and

| b. Allowable uses and development standards that are
applicable only within specific individual zones within all of the transit oriented districts
countywide.
2. Transit line development standards, case processing procedures,
and allowable uses. This category of regulations includes the following:

a. | Development standards and case processing procedures
that are applicable to properties within all of the transit oriented districts along a specific
transit line - the Blue Line or the Green Line irrespective of their specific zone
classifications;

b. Zone-specific listings of allowable uses and development
standards that are applicable only to properties within specific individual zones in all
transit oriented districts along a specific transit line - the Blue Line or the Green Line;
and

c. Station-specific development standards that are applicable

only to properties within specific individual transit oriented districts.
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22 44.420 Development Standards and Case Processing Procedures
Applicable in all Transit Oriented Districts.
A. Development Standards.

1. Graffti. To encourage the maintenance of exterior walls free from
graffiti that would impact pedestrian views, the following shall apply to all properties
within all transit oriented districts:

a. All structures, walls, and fences open fo public view shall
remain free of graffiti; and

b. In the event of such graffiti occurring, the proberty owner,
tenant, or their agent shall remove or cover said graffiti within 72 hours, weather
permitling. Paint utilized in covering such graffiti shall be a color that malches, as
closely as possible, the color of the adjacent surfaces.

2. Signs. Notwithstanding the provisions of Part 10 of Chapter 22.52,
the following standards shall apply to all signs:

a. Window signs. Window signs shall not exceed the maximum
area of ten percent per glass area (lotal window or door glass area visible from the
exterior of the building); and

b. Prohibited signs. The following signs shall be prohibited:

i. Roof signs; and

i, Qutdoor adveriising signs.
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3. Residential Uses.
a. Relationship of residential development to existing
structures.

i. Size of residential structures. Residential buildings
and structures shall be generally consistent and compatible in terms of size, scale, and
proportion with adjacent buildings and structures, to the satisfaction of the director, and
their height shall not exceed that provided in this Part 8, except with a variance
approved pursuant to the provisions of Part 2 of Chapter 22.56.

ii. Aesthetics of residential structures. Residential
buildings and structures shall be generally consistent and compatible in terms of color,"
architectural style, and construction materials with adjacent buildings and structures, to
the satisfaction of the director.

b. Fences, walls, and landscaping.

1. Fences and walls shall:

(A). Be composed of malerials and colors that are
generally consistent and compatible with the buildings and structures in the
development.

(B). Where part of a multiple-family development
which adjoins a single-fafnily residence:

(1). Beat 1ea§t six feet in height;
(2). Belocated along the common property

line; and
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(3).  Where the properlies share a side
property line, extend from the rear property line to at least the minimum front yard
setback.

(C). Where the properties share a rear property
line, extend from side lot line to side lot line.
| ii. All mechanical equipment, trash containers, and
dumpsters shall be completely screened from view from adjacent streets, walkways,
and residences through the use of walls and/or landscaping.

jil. For the purposes of this Part 8, mechanical -.
equipment shall mean air conditioners, television antennae, and other accessory
equipment customarily utilized in connection with residential uses.

4, Commercial and Mixed-Uses (commerciai/residenﬁa!).

a. Compatibility with residential parcels. Commercial or mixed-
use (commercial/residential) structures on parcels adjoining residentially-zoned parcels
shall be located and designed to minimize their impact on the residentially-zoned
parcels with respect to light, air, noise, and privacy, to the satisfaclion of the director.

b. Pedestrian character.

i, Continuity and interest for pedestrians. In order to
promote continuity among the various retail and service businesses and an interesting
walking experience for pedestrians, at least 50 percent of any building's ground fioor
fagade that is approximately parallel 1o and facing the street shall be composed of

entrances and show windows or other displays;
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ii. Use of glass. All glass utilized at and near the street
leve! shall be either clear or lightly tinted in order to promote maximum pedestrian
visibility of building inieriors from the sidewalk area. Mirrored, highly reflective glass or
densely tinted glass shall be prohibited, except as an architectural or decorative accent
limited to 20 percent of the entire building front fagade area;

iii. Walk-up facilities. Watk~up.facilities shall be recessed
and provide enough queuing space to ensure that pedestrians walking along the
sidewalk will not be obstructed;

iv. Principal building entrance. Where feasible, the
principal building entrance shall be located facing the sidewalk in front of the building;

V. Parking access. The width of the parking access from
ihe street to a lot shall be limited to 28 feet of the commercial frontage, and no customer
drive-through facilities shall be permitied;

vi. Architectural and decorative accents. At least
50 percent of the building fagade above the first story shall be composed of recessed
windows, balconies, offset planes, or other architectural or decorative accents;

vil. Roof Design. Propcsed new buildings or additions
having 100 feet or more of street frontage shall be designed to provide roofs of varying
materials, textures, and motifs; and

vili.  Paving Material. Pedestrian circulation areas and
| driveway entrances within the property boundaries shall be developed with decorative

paving materials such as brick or paver tile.
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C. Awnings. Awnings shall be:

I The same color and style for each opening on a
single storefront or business;

. Complimentary in color and style for each storefront in
a building;

iii. Designed to coordinate with the architectural divisions
of the building including individual windows and bays;

iv. In compliance with building code and fire depariment
requirements; and

V. Repaired or removed within 30 days of receipt of
notification that a state of disrepair exists.

d. Mechanical Equipment.

i. Individual air-conditioning units for a building or
storefront shall be located as unobtrusively as feasible within the overall design of the
building to the satisfaction of the director.

il. If air-conditioning window units must be located in the
storefront:

(A). The window units shall be neutral in
appearance and the unils shall not project outward from the fagade. Their housing color
shall be the same as those of the storefront; or

(B). !f possible, the unit shall be completely

screened with an awning or landscaping so that it will not be visible from the street.

2005-0011 10



il. Mechanical equipment located on roofs shail be
completely screened by parapet walls or other materials so that the equipment will not
be visible from any point six feet above ground level within 300 feet.

iv. Notwithstanding subsection iii, above, any structures
on the roof, such as air-conditioning units, antennas, and other equipment, shall be
completely screened from view from any adjacent residential property.

e. Security.

i Chain-link, barbed, and concertina wire fences are
prohibited; tubular steel or wrought-iron fences are permitted;

ii. All security bars or grilles shall be installed within the
interior of the building;

iii. Verically or horizontally folding accordion grilles
installed in front of a storefront are prohibited; and

iv. Building security grilles shall be side-sioring,
concealed interior grilles that are not visible from the exterior of the building when not in
use (during business hours) or grilles which can be concealed in the architectural
elements of the building.

f. Lighting. On-site exterior lighling shali:

i. Be focused on the subject property and shielded or
hooded to prevent illumination of adjacent properties; and

ii. Utilize lighting fixtures that are screened or designed

to compliment the use and architecture of the subject property and adjacent properlies
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from which they are visible.

g. Buffers. Whenever a parking lot or a commercial
structure is developed adjacent to a residential zone or exclusively residential use, a
five-foot landscaped buffer shall be provided and a 45-degree daylight plane shall be
incorporated. |

h. Parking Areas. With the exception of fully sublerranean
structures, all parking areas shall:

i Be located in the rear of the structure(s), and
ii. Be completely screened with walls and/or landscaping

so that it is not visible from the street that provides frontage, except from the access
driveway.

i. Landscape Plan. New commercial structures or additions to
commercial siructures exceeding 500 square feet in gross floor area shall provide a
landscape/irrigation plan as part of the director's review process. Such plan shall depict
required landscaping, including one 15-gallon tree for every 50 square feet of planter
area, and required irrigation infrastructure.

j. Trash Enclosure. The required trash bin shall be completely
enclosed by a five- to six-foot high decorative wall with solid doors.

5. Public Space.

a. Definition of Public Space. For the purposes of this Part 8,

"nublic space” means those areas provided for passive and active outdoor recieational

use and the enjoyment of community residents, employees, and visitors.
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b. Types of public space. Public spaces shall include, but not

be limited to, the following as long as the uses are consisient with the design, scale, and

area standards specified in subseclions ¢ and d, below:

Athletic fields.

Arboretums and horticultural gardens.
Courtyards.

Historical monuments and cultural heritage sites.
Qutdoor public assembly. -

Parks.

Playgrounds.

Plazas.

School yards,

Swimming pools.

Tennis, volleyball, badminton, croquet, lawn bowling,

and courts designed for similar outdoor activilies.

C.

Village greens and squares.

Design and Location. Public spaces within transit

oriented districts shall be developed at a scale 1o encourage pedestrianism and provide

for efficient land use. Development shall be "space-making” rather than "space-

occupying,” i.e., forming boundaries around the public space rather than being sited in

the middle of the space.
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d. Size. Public spaces shall range from one-half up to three
acres in size.

6. Streets and Sidewalks.

a. Pedestrian-friendly design. In order to create safe,
convenient, and comfortable pedestrian routes, new street and sidewalk construction
shall:

i Provide for sidewalks on both sides of the street;

ii. Include pedestrian amenities such as those listed in
subsection d, below;

iii. Include street trees that:

(A). Line the sidewalks so as 1o provide a shade
canopy at maturity.

(B). Are of a shade-producing variety; and

(C).  Are planted within the planting strip, where a
planting strip is required, at intervals not to exceed 30 feet.

b. Pedestrian Accessibility. Streets, sidewalks, and pathways
shall be aligned:

i To facilitate easy pedestrian access across streets
and between buildings, to public spaces and to the transit station, 1o the satisfaction of
the director; and

ii. To provide all new development with easy pedestrian

access, to the satisfaction of the director.
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C. Street, sidewalk, and planting strip dimensions.

i Sidewalks. New sidewalk construction shall:

(A). Inresidential zones, be not less than six feet in
width; and

(B). Inall other zones, be not less than 15 feet in
width.

ii. Planting strips. Required planting strips shall be at
least six feet in width.

HH Pedestrian amenities in sidewalk areas. In non-
residential zones, the amenities identified in subsection d, below, may encroach upon
up to 50 percent of the required sidewalk width.

d. Types of pedestrian amenities. Pedestrian amenities shall
be provided within or adjacent to the required sidewalk area in front of commercial and
mixed-use development, 1o the satisfaction of the director. Such amenities may include,
but are not limited to:

- Benches.

- Bicycle racks.

- Bus shelters.

- Decorative street and sidewalk lights.

- Drinking fountains.

- Landscaped buffers.

- Newsstands.
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- On-sidewalk dining.

Planter boxes.

T

1

Special paving materials, such as treated brick, for

sidewalks or crosswalks.

Trash receptacles.

B. Case Processing Procedures.
1. Director's review.
a. Except as otherwise provided in this Part 8, or where a minor

variation is required, a director's review, as provided in Part 12 of Chapter 22.56, shall
be required to establish, operate, and maintain any use, except that a director's review’
shall not be required for a change in ownership or occupancy. Director's review shall
not be required for additional construction, maintenance, of repairs conducted within
any 12-month period, provided the total cost of such construction, maintenance and
repairs does not exceed 25 percent of the current market value or assessed valuation of
the existing building, whichever is less.

b. Applicants shall pay 25 percent of the fees specified by
Seclion 22.60.100 for site plan reviews.

c. When considering a site plan under director's review, the
director shall apply the principles and standards required by Section 22.56.1690,
consistent with the policies contained in the Blue Line Stralegy Report or Green Line

Strategy Report, as applicable.
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2. Minor variations. Minor variations from certain specified standards
may be granted, subject to the procedures set forth below, as follows:

a. Required findings by the director. Under exceptional
circumstances, the director may permit minor variations from the standards specified in
the requirements for fence or wall, awning, mechanical equipment, and pedestrian
character of this Part 8. Such variations shall be supported by findings made by the
director that:

i. The application of certain provisions of these
standards would result in practical difficulties or unnecessary hardships inconsistent
with the goals of the general plan and/or the Blue Line Strategy Report or Green Line
Strategy Report, as applicable;

i, There are exceplional circumstances or conditions
applicable to the property or to the intended development of the property that do not
apply generally to other properties in the transit oriented district;

ii. Permitling a variation will not be materially detrimental
io property or improvements in the area;

V. That no more than two property owners have
expressed any opposition to the minor variation; and

V. Permitting a variation will be consistent with the goals
of the Blue Line Strategy Report or Green Line Strategy Report, as applicable.

b. Application materials. The materials required for filing a

minar variation will be the same as that for the direclor's review, except that the
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applicant shall also submit:

i A list, certified to be correct by affidavit or by a
statement under penalty of perjury, of the names and addresses of all persons who are
shown on the lalest available assessment roli of the County of Los Angeles as owners
of the subject parcel of land and as owning property within a distance of 100 feet from
the exterior boundaries of the parcel of land to be occupied by the use,

i, Two sets of mailing labels for the above-stated
owners within a distance of 100 feet of the parcel of land to be occupied by the use;

fii. A map drawn to a scale specified by the director
indicating where all such ownerships are located; and ‘

iv. A filing fee equal to that required for site plan review
for commercial/industrial projects over 20,000 square feet in size as specified in
Section 22.60.100.

c. Case processing procedures. The application for a minor
variation from standards shall be processed by the director as follows:

i. Initial notice. Not less than 20 days prior to the date
an action is taken, the director shall send notice to the owners of record specified in
subse;:tion B.2.b.i, above, using the mailing labels supplied by the applicant. The notice
shall state that within ten days of its receipt, any inleresied person may file a written
expression of opposition to the proposed minor modification of standards with the

direcior for his consideration in making a determination on the applicant's request.
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ii.  Notice after determination. The director shall send
notice of the decision to the owners of record cited above, including any person who
expressed opposition to the request. The notice shall state that any interested person
dissatisfied with the action of the director may file an appeal from such action with the
hearing officer within ten days of the receipt of the notification.

3. Conditional use permits.

a. Conditional use permits shall be required for those uses
which otherwise require such permit under the provisions of this Title 22, with the
additions and delelions listed in this Part 8.

b. In addition to the findings for approval of conditional use
permils required by Section 22.56.090, a conditional use permit shall not be approved
unless the information submitied by the applicant and/or presented at the public hearing
substantiates that the proposed use is consistent with the Blue Line Strategy Report or
Green Line Strategy Report, as applicable.

C. Applicants shall pay 50 percent of the fees specified by
Section 22.60.100 for conditional use permits for the foliowing uses:

- . Grocery stores.

- Offices, businesses or professional.

- Restauranis or other eating establishments, excluding
drive-through facilities.

- Retail stores.
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4. Nonconforming uses, buildings, and structures. In addition to the
findings required by Section 22.56.1550 for approval of a nonconforming use, building,
or structure review in a transit oriented district, an application for a nonconforming use
or structure review shall not be approved uniess the information submitted by the
applicant and/or presented at the public hearing substantiates that proposed use,
building or structure will not be in substantial conflict with the Blue Line Strategy Report
or Green Line Strategy Report, as applicable.

29 44.430 Allowable Uses and Development Standards Applicable Within
Specific Zones in All Transit Oriented Districts.

A. Zone R-2 (Two-Family Residence Zone). Structures and residences in i
zone R-2 shall be subject to the following development standards:

1. Lot coverage. The maximum lot coverage permitted in zone R-2
shall be 50 percent.

2. Yard requiremenis. Not more than 25 percent of the required front
yard setback shall be utilized for vehicle access or storage.

B. Zone R-3 (Limited Multiple Residence Zone).

1. Uses. Additional uses subject to director's review. In addition to
ihe uses listed in Seclion 22.20.280, if site plans therefore are first submitted to and
approved by the director, density bonuses may be obtained for parcels in zone R-3
subject {o the fo[lowihg:

a. Infill development. Where development is proposed for

vacant lots or on lots containing legal nonconforming uses, a density bonus of
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25 percent shall be granted, subject to a director's review, to ensure that the proposed
development conforms with the character of the area.

b. Lot consolidation. Where lot consolidation is proposed, a
range of density bonuses shall be granted subject to the provision of amenities, such as
but not limited 1o, recreation facilities, laundry facilities, and extra landscaping as
. follows:

i. Consolidation of lots totaling 15,000 square feet or
more - ten percent density bonus.
ii. Consolidation of lots totaling 25,000 square feet or
more - 15 percent density bonus.
2. Development standards.

a. Yard requirements. Not more than 25 percent of the

required front yard shall be utilized for vehicle access and storage.

b. Lot coverage. The maximum lot coverage in zone R-3 shall

be 50 percent.
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C. Zone C-2 {Neighborhood Commercial Zone).

1.

Uses.

a. Permitied uses. Parcels in zone C-2 may be used for any

uses listed as a permitied use in Section 22.28.130, except that the following uses shall

require a conditional use permit:

microwave facilities.

2005-0011

Sales.

- Automobile sales, sale of new motor vehicles.
- Boat and other marine sales.

- Recreational vehicle sales.

- Trailer sales, box and utility.

Services.

Air pollution sampling stations.
- ‘Automobile rental and leasing agencies.
- Automobile service stations.

- Electric distribution substations, including
- Gas metering and control stations, public utility.

- Lodge halls.

- Rental services.
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b. Additional uses subject to director's review. In addition to
the uses listed in Section 22.28.150, if site plans are first submitted to and approved by
the director, parcels in zone C-2 may be used for the following:

- Adult day care facilities.

- Mixed commercial/residential developments.

- Outdoor dining, subject to the conditions listed in
subsection G of Section 22.28.070.

- Rooming and boarding houses.

- Senior citizens and disabled persons housing
developments.

- Signs, subject to the restriclions ‘contained in
subsection A.2 of Section 22.44.420.

C. Uses subject to permit. Except for the uses listed in
subsection C.1.b of Section 22.44.430 as allowed subject to director's review, provided
a conditional use permit has first been obtained as specified in Part 1 of Chapter 22.56,
parcels in zone C-2 may be used for any use listed as subject 1o permit in subsection A
of Section 22.28.160, subsections C.1.a.i and C.1.a.ii of this Seclion 22.44.430, and
temporary uses as provided in Part 14 of Chapter 22.56.

2. Development siandards.

a. Floor area.

i. The total gross commercial floor area in all buildings

on any one parcel of land shall not exceed two times the total net area of such parcel
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of land.

il. The total gross mixed-use (commercial/residential)
floor area on any one-parcel of land shall not exceed three times the {otal net area of
such parcel of land. The residential portion of a mixed-use structure shall constitute at
least 33 percent of {otal gross floor area.

iii. One hundred percent of the ground floor space in a
multi-story mixed-use (commercial/residential) building shall be devoted to commercial
use.

b. Setbacks. Structures shail be‘ construcied on a front
property fine, except that they may be constructed up to ten feet back from thé property.
line if one or more of the following are located within the setback area:

- Display windows, highly visibrle. ‘

- Landscaping.

- Outdoor dining facilities, subject to the conditions of
subsection G of Section 22.28.070.

- Qutdoor display/sales.

- Street furniture.

D. Zone C-3 (Unlimited Commercial Zone).
1. Uses.

a. Permitted uses. Parcels in zone C-3 may be used for any

use listed as a permitted use Section 22.28.180, except that the following uses shall

require a conditional use permit:
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vehicles.

fender work, painting, and upholstering.

2005-0011

Sales,

Auction houses.

Automobile sales, sale of new and used motor

Boat and other marine sales.

Ice sales.

Mobilehome sales.

Motorcycle, motor scooter, and trail bike sales.
Recreational vehicle sales.

Trailer sales, box and utility.

Services.

Air pollution sampling stations.
Automobile battery service.

Automobile brake repair shops.
Automobile mufiler shops.

Automobile radiator shops.

Automobile rental and leasing agencies.

Automobile repair garages, excluding body and

Automobile service stations.
Bakery goods distributors.

Car washes, automatic, coin operated, and
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hand wash.

microwave facilities.

Dog training schools.

Electric distribution substations, including

Furniture transfer and storage.

Gas metering and control stations, public utility.
Laboratories, research, and testing.

Lodge halls.

Mortuaries.

Motion picture studios.

Parcel delivery terminals.

Radio and television broadcasting studios.
Recording studios.

Recreational vehicle rentals.
Taxidermists.

Tool rentals, including roto-lillers, power

mowers, sanders and saws, cement mixers, and olher equipment.

greater than two tons.
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Trailer rentals, box and ulility.

Truck rentals, excluding trucks with a capacity
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ii. Recreation and amusement.
- Amusement rides and devices,
- Carnivals.

b. Additional uses subject to director's review. In addition to
the uses listed in Section 22.28.200, if site plans therefore are first submitted to and
approved by the director, parcels in zone C-3 may be used for the following:

- Adult day care facilities.

- Health clubs or centers.

- Hotels.

- Mixed cormmercial/residential developments.

- Quidoor dining subject to the conditions listed in
subsection G of Section 22.28.070. |

- Rooming and boarding houses,

- Senior citizens and disabled persons housing
developments.

- Signs, subject to the restriclions contained in
subsection A.2 of Section 22.44.420.

c. Uses subject to Permit. Except for the uses listed in

subection D.1.b of Section 22.44.430 as allowed subject to director's review, provided a
conditional use permit has first been obtained as specified in Part 1 of Chapter 22.56,
parcels in zone C-3 may be used for any use listed as subject to permit in subsection A

of Section 22.28.210, subsections D.1.a.i, D.1.a.ii and D.1.a.iii of this
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Section 22.44.430, and temporary uses as provided in Part 14 of Chapter 22.56.
2. Development standards.

a. Floor area.

I. The total gross commercial floor area in all buildings
on any one parcel of land shall not exceed two times the total net area of such parcel of
land.

ii. The total gross mixed-use (commercial/residential)
floor area on any one parcel of land shall not exceed three times the total net area of
such parcel of land. The residential portion shall constitute at least all floor area
exceeding two times the total net area of such parcel.

b. Setbacks, Structures shall be constructed on the front
property line, except that they may be constructed up to ten feet back from the front
property line if one or more of the following are maintained within the setback area:

- Display windows, highly visible.

- Landscaping.

- Qutdoor dining subject {o the conditions of
subsection G of Section 22.28.070.

- Outdoor display/sales.

- Street furniture.
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E. Zone R-3-P (Limited Multiple Residence Parking Combining Zone).
1. Uses.

a. Those uses and standards applicable in zone R-3, as
modified by subsection B of this Section 22.44.430, and as further modified by
subsection C.2 of Section 22.44.440 for all Blue Line TOD's, and by subsection C.2 of
Section 22.44.450 for all Green Line TOD's.

b. Those uses and standards applicable in the { }-P (Parking)
combining zone in Part 4 of Chapter 22.40, except that zone R-3, as above, shall
be considered the basic zone.

22.44.440 Development Standards, Case Processing Procedures, and |

Allowable Uses Applicable within Blue Line Transit Oriented Districts.

A. Development standards.
1. Parking.
a. Except as otherwise provided in subsection b, below, the

automobile parking requirements of Part 11 of Chapter 22.62 shall be reduced by
40 percent for new construction, additions, alterations, and changes of use. This
percentage reduction shall not apply to additions and alterations, of existing singie-
family detached structures which shall continue to be subject 1o the full requirements of
Part 11 of Chapler 22.52.

b. For ihe following uses, the automobile parking requirements

of Part 11 of Chapter 22.52 shall be reduced by 60 percent:
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- Banks.

- Barber shops.

- Beauty shops.

- Child care centers.

- Colleges and universities, including appurtenant
facilities, giving advanced academic instruction approved by the state board of
education or other recognized accrediting agency, but excluding trade schools,

- Community centers,

- Day care centers.

- Delicatessens.

- Drug stores/pharmacies.

- Dry cleaning establishments, excluding wholesale dry-
cleaning plants.

- Employment agencies.

- Grocery stores.

- Ice cream shops.

- Libraries.

- Restaurants.

- Schools, business or professional, including ar,
barber, beauty, dance, drama, and music, but not including any school specializing in
manual training, shop work, or in the repair and maintenance of machinery or

mechanical equipment.
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2. Signs.' Notwithstanding the provisions of Part 10 of Chapter 22.52,
the following standards shall apply to all signs:
a. Window signs. Window signs shall be displayed on the
interior of windows or door windows only; and
b. Freestanding signs. Freestanding signs shall:
i Be permitted only on lots with street frontage of at
least 100 feet;
ii. Have a solid base that rests directly on the ground;
iil. Not exceed five feet in height measured vertically
from ground level at the base of the sign;
iv. Not exceed 40 square feet in area per sign face; and
V. Not be located in nor extend abéve any public right-
of-way or public sidewalk area.
C. Awning signs. The following standards shall apply to awning
signs.
i. The sliowance for wall signs shall not be applicable to
or include awning signs;
il. Awning signs shall:
(A). For the ground floor, not exceed 20 percent of
the exterior surface area of each awning;
(B). For the second floor, not exceed ten percent of

the exterior surface area of each awning;
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(C). Not be permitted above the second floor; and
(D). Be limited to a maximum letier height of ten
inches.

3. Residential uses--fences. Where fences are to be located in
required front and corner side yards in residential zones, the following standards shall
apply:

a. If chain link or wrought-iron style fences are utilized, such
fences may be constructed up to a height of four feet;

b. With a director's review, wrought-iron style fences of up to
six feet in height shall be allowed. The director hay impose such condilions on the
fence design as are appropriate to assure public safety, community welfare, and
compatibility with all applicable development standards for residential uses; and

C. Those portions of fences more than 42 inches high must be
substantially open, except for pillars used in conjunction with wrought-iron style fences,
and shall not cause a significant visual obstruction. No slats or other view-obscuring
materials may be inserted into or affixed to such fences.

4. Commercial and mixed-use (commercial/residential) buildings.

a. Pedestrian character. At least 20 percent of the total
building fagade shall be composed of recessed windows, balconies, offset planes, or
other architectural or decorative features.

b. Mixed-use (commercial/residential) development. The

provisions of subsections A, B, C, and E of Section 22.40.590 {Development Standards
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forzone [ ]-CRS) shall apply to mixed commercial/residential developments
irrespective of the specific zone classification of the particular parcel.

C. Landscape plan. Street furniture and related paving of up to
25 percent of the landscaped area, to a maximum of 250 square feet, may be
substituted for required landscaped area.

5. Street, sidewalk, and planting strip standards.

a. Planting strip. All streets shall be designed so that a
minimum six-foot wide, landscaped planting strip separates the sidewalk from the street,

b. Street and sidewalk dimensions. In order to insure’
pedestrian safety by slowing vehicular traffic and narrowing crosswalk lengths, new
commercial and mixed-use developments shall include a narrowing of adjoining streets
at pedestrian crossings, if acceptable to the department of public works.

B. Case processing procedures for nonconforming buildings, uses, and
structures. All nonconforming buildings and structures nonconforming due to use, and
buildings and structures nonconforming due to standards are subject to regulation as
specified by Section 22.56.1540, except as modified herein. The effective date which
commenced the running of the amortization periods contained in subsection B.1.f of
Section 22.56.1540 for all Biue Line transit oriented districts, shall be
August 5, 1899, the effective date of Ordinance No. 89-0057, and the listing of periods

for discontinuance and removal below shall supersede those set forth in

subsections B.1.f.i through iv of Seclion 22.56.1540 for the following building types

2005-0011 33



as follows:
1. Type IV and Type V buildings used as:
a. Three-family dwellings, apartment houses, and other
buildings used for residential occupancy, 35 years;,
b. Stores and factories, ten years; and
c. Any other building not herein enumerated, ten years,
2. Type Il buildings used as:
a. Three-family dw\ellings, apartment houses, offices, and
hotels, 40 years;
b. Structures with stores below and residences, offices or a
hote! above, 40 years;
c. Warehouses, stores, and garages, 15 years; and

d. Factories and industrial buildings, 15 years.

3. Type | and Il buildings used as:

a. Three-family dwellings, apartment houses, offices, and
hotels, 50 years;
b, Theaters, warehouses, slores, and garages, 20 years; and
c. Faclories and industrial buildings, 15 years.
4, The termination periods enumerated in subsections B.1, B.2, and

B.3 of this Section 22.44.440, above, shall not apply 10 apariment houses which are
rendered nonconforming due 1o subsection c.2.a.ii of Section 22.44 440,

C. Uses and standards applicable in specific zones.
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1. Zone R-2 (Two-Family Residence Zone).
a. Uses.

i. Additional uses subjeci to director's review. In
addition to the uses listed in Section 22.26.190, if site plans are first submitted to and
approved by the director, a density bonus of up to 50 percent may be obtained for
parcels in zone R-2 provided that.

(A). Atleast 33 percent of the total dwelling units in
the deveio.pment are provided for lower income households or at least 50 percent of the
total dwelling units in the development are provided for qualifying senior citizens as
defined in section 51.3 of the Civil Code; and

(B). A covenant and agreement is recorded in the
county recorder's office to ensure the occupancy of the bonus units by qualifying senior
citizens or lower-income households for a period of 30 years.

il Additional uses subject to permit. In addition to the
uses subject to permit listed in Section 22.20.200, provided that a conditional use permit
has first been obtained as specified in Part 1 of Chapter 22.56, parcels in
zone R-2 may be used for the following:

- Grocery stores.

- Offices, business or professional.

- Reslaurants and other eating establishments,
excluding drive-through facilities.

- Retail stores.
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b. Development Standards. Notwithstanding the yard
requirements in Section 22.20.220, parcels in zone R-2 shall be subject to the following:

i. Corner side and rear yards setbacks are subject to
the provisions of Section 22.20.320.

ii. Front yard setbacks shall be at least ten feet in depth;
and

iii. Interior side yard setbacks may be reduced from the
five feet minimum to zero feet subject to the yard modification procedure and provided
that a minimum distance of ten feet is maintained between the subject buildings and the
buildings on the adjoining lot.

2. Zone R-3 (Limited Multiple-Residence Zone).
a. Uses.

i. Additional uses subject to director's review. In
addition the uses listed in Section 22.20.280, if site plans are first submitted to and
approved by the direcior, parcels in zone R-3 may be used for:

(A). Restaurants and incidental service
concessions offering newspapers, tobacco, notions, grocery, and similar items in
apartment house developments, provided that at least 50 percent of the developed area
is devoted 1o residential use. The floor space of any outdoor dining area shall be

included in the calculation of developed area.

2005-0011 36



(B). Affordable and senior citizen housing. A
density bonus of up to 50 percent shall be allowed in compliance with the following
provisions:

(1). Atleast 33 percent of the dwelling units
in the development are provided for lower-income households; or at least
50 percent of the total dwelling units in the development are provided for qualifying
senior citizens as defined in section 51.3 of the Civil Code, and

(2). A covenant and agreement is recorded
in the county recorder’s office to ensure the occupancy of the bonus units by qualifying
senior citizens or lower income households for a period of 30 years.

. Addilional uses subject to permit. In addition to the
uses subject to permit listed in Seclion 22.20.290, provided a conditional use permit has
first been obtained as provided in Part 1 of Chapter 22.56, parcels in zone R-3 may be
used for the following:

- Apariment houses containing five or more
dwelling units within a single structure.

- Grocery slores.

- Offices, business or professional,

- Restaurants or other ealing establishments,
excluding drive-ihrough facilities.

- Relail stores.
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b. Development Standards. Notwithstanding the yard
requirements in Section 22.20.320, parcels in zone R-3 shall be subject to the following:

i. Front yard setbacks shall be at least ten feet in depth;
and

ii. Interior side yard setbacks may be reduced from the
five feet minimum to zero feet subject to the yard modification procedure and provided
that a minimum distance of ten feet is maintained between the subject buildings and the
buildings on the adjoining lot.

3. Zone R-4 (Unlimited Residence Zone).
a. Uses.

i. Additional uses subject o director's review. n
addition to the uses listed in Section 22.20.360, if site plans lhereforé are first submitled
to and approved by the director, parcels in zone R-4 may be used for the following uses:

(A). Restaurants and incidental commercial service
concessions offering newspapers, tobacco, notions, grocery, and similar items in
apariment house developments, provided that at least 50 percent of the developed area
is devoted to residential use. The floor space of any outdoor dining area shall be
included in the calculation of developed area.

(B) Restaurants and incidental commercial service
concessions offering newspapers, tobacco, notions, grocery, and similar items in hotel
developments having not less than 20 guest rooms.

i. Additional uses subject to permit. In addition {o the

2005-0011 38



uses subject to permit listed in Section 22.20.370, provided a conditional use permit has
first been obtained as provided in Part 1 of Chapter 22.56, parcels in zone R-4 may be

used for the following:

Grocery stores.

- Offices, business or professional.

Restaurants and other eating establishment,
excluding drive-through facilities.
- Retail stores.
b. Development Standards.
i. Height limits. No building or structure in zone R-4
shall exceed 40 feet in height above grade, except for chimneys and roofiop antennas.
ii. Yard requirements. Notwithstanding the yard
requirements in Seciion 22.20.380, parcels in zone R-4 shall be subject to the following:
(A). Interior side yard setbacks may be reduced
from the five feet minimum to zero feet subject to the yard modification procedure and
provided that at least ten feet in distance is maintained between the subject buildings
and the buildings on the adjoining lot.
(B). Not more than 25 percent of the required front

yard setback shall be utilized for vehicle access or storage.
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4. Zone C-2 (Neighborhood Commercial Zone).
a. Uses.

i. Additional uses subject to director's review. n
addition to the uses listed in Section 22.28.150, if site plans are first submitted to and
approved by the director, parcels in zone C-2 may be used for.

- Apartment houses.

- Residences, single-family.
- Residences, two-family.

- Theaters and auditoriums.

ii. Additional uses subject to permit. Except for the uses
listed in subsection C.4.a.i of this Section 22.44.440 as allowed subject to directors
review, provided a conditional use permit has first been obtained as provided in Part 1
of Chapter 22.56, parcels in zone C-2 may be used for any use listed as a use subject
to permit in subsections C.1.a and C.1.c of Section 22.44.430.

b. Development standards. Parcels in zone C-2 shall be
subject to the following development standards:

i. Height limits. Mixed-use {commercial/residential}
buildings in which residential portions constitule as least 33 percent of total gross floor
area may be constructed to a maximum height of 45 feet above grade, excluding
chimneys and rooftop antennas.

ii. Floor area. Atleast 50 percent of the floor space of a

single-story mixed-use building must be devoted to commercial use.
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5. Zone C-3 (Unlimited Commercial Zone).
a. Uses.
I. Additional uses subject to director's review. In
addition to the uses listed in Section 22.28.200 and subsection D.1.b of
Section 22.44.430, if site plans are first submitied to and approved by the director,
parcels in zone C-3 may be used for the following:
- Apariment houses.
- Residences, single-family.
- Residences, two-family.
- Theaters and other auditoriums.
i. Additional uses subject to permit. Except for the uses
-lisied as subject to direclor's review in subsection C.5.a.i of Section 22.44.430, provided
a conditional use permit has first been obtained as provided in Part 1 of Chapler 22.56,
parcels in zone C-3 may be used for any use listed as subject to permit in
subsections D.1.a and D.1.c of Section 22.44.430.
b. Development standards.
i Height limits.
(A}, Commercial buildings may be constructed to a
maximum height of 45 feet above grade, excluding chimneys and rooflop antennas.
(B). Mixed-use (commercial/residential} buildings in
which residential portions constitute at least 33 percent of all floor area may be

constructed to a maximum height of 60 feet above grade, excluding chimneys and
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rooftop antennas.

il. Floor area. Atleast 50 percent of the floor space of a
single-story structure and 100 percent of the ground floor space of a multi-story
structure in a mixed-use building must be devoted to commercial uses.

6. Zone C-M (Commercial Manufacturing Zone).
a. Uses.

i. Permitted uses. Parcels in zone C-M may be used for
any use lisied as a permitied use in Section 22.28.230, except that the following uses
shall require a conditional use permit:

(A). Sales.

- Auction houses.

- Automobile sales, sale of new and used
motor vehicles.

- Boat and other marine sales.

- ice sales.

- Mobile home sales.

- Motorcycle, motor scooter, and trail bike
sales.

- Recresational vehicle sales.

- Trailer sales, box and utility.
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(B). Services.

Air pollution sampling staﬁons.l
Automobile battery service,

Automobile brake repair shops.
Automobile muffler shops.

Automobile radiator shops.

Automc;biie rental and leasing agencies.

Automebile repair garages, excluding

body and fender work, painling, and upholstering.

and hand wash.

including microwave facilities.

public utility.
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Automobile service stations.

Car washes, aulomatic, coin operated,

Electric distribution substations,

Furniture transfer and storage.

Gas metering and control stations,

Laboratories, research, and testing.
Lodge halls.

Moruaries.

Motion picture studios.

Parcel delivery terminals.



- Radio and television broadcasting
studios.

- Recording studios.

- Recreational vehicle rentals.

- Revival meetings, tent, temporary.

- Taxidermists.

- Tire retreading or recapping.

- Tool rentals, including roto-tiliers, power
mowers, sanders and saws, cement mixers, and other equipment.

- Trailer rentals.

- Truck rentals.

(C). Alluses listed under subéections Band C of

Section 22..28.230.

il. Accessory uses. Parcels in zone C-M may be
used for any use listed as an accessory use under subsections A and B of
Section 22.28.240.

iii. Additional uses subject 1o director's review. In
addition to the uses listed in Section 22.28.250, if site plans are first submitted to and
approved by the director, parcels in zone C-M may be used for the following:

- Adult day care facilities.
- Apartment houses.

- Health clubs or centers.
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- Hotels.

- Mixed commercial/residential developments.

- Outdoor dining, subject to the conditions listed
in subsection G of Section 22.28.070.

- Residences, single-family.

- Residences, two-family.

- Rooming and boarding houses.

- lSenior citizen and disabled persons housing
developments.

- Signs as provided in subsection A.2 of Sectioﬁ
22.44.420 and subsection A.2 of this Section 22.44.440.

- Theaters and other auditoriums.

iv. Uses subject to permit. Provided a conditional use
permit has first been obtained as provided in Part 1 of Chapter 22.56, parcels in zone C-
M may be used for the following:

(A). Any use listed as a use subject to permitin
subsection A of Seclion 22.28.260, excluding uses subject to director's review pursuant
to subsection C.6.a.iii of this Section 22.44.440; and

(B). Any use listed as a use subject 1o permit in

subsection C.6.a.i of this Section 22.44.440.
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b. Development standards.
i Height limits. No commercial building shall exceed 40
feet in height excluding chimneys and rooftop atennas.
ii. Floor area.
(A). Commercial floor area. The tolal gross
commercial floor area in all the buildings on any one parcel of land shall not exceed
1.8 times the total net area of such parcel of land.
(B). Mixed-use (commercial/residential) buildings.
(1).  The total gross mixed-use floor area on‘
any one parcel of land shall not exceed 2.7 times the total net area of such pa.rcel of
land.
(2). The residential portion shall constitute at
least all floor area exceeding 1.8 times the total net area of such parcel of land.
(3). Atleast 50 percent of the floor space of
a single-story structure and 100 percent of the ground floor space of a muitistory
structure in a mixed-use building must be devoted to commercial or manufacturing
uses.
iil. Lot coverage. The maximum lot coverage shall be
80 percent of the net area of such parcel of land.
iv. Setbacks. Structures shall be built on a front property
line, except that they may be constructed up to 15 feet back from the front property line

if one or more of the following are maintained within the setback area:
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- Display windows.

- Landscaping.

- Outdoor dining facilities.
- Outdoor display/sales.

- Sireet furniture.

D. Development standards applicable in individual Blue Line Transit Oriented
Districts.
1. Slauson Station Transit Oriented District.
a. Paving material. Pedestrian circulation areas and driveway

entrances within the boundaries of private, commercially developed property shall be :
developed with textured and/or colored pavement.
2. Florence Station Transit Oriented District.

a. Colors. For commercial development, muted pastel colors
are recommended as the primary or base building color. Darker, more colorful paints
should be used as trim colors for cornices, graphics, and window and door frames.

b. Paving material. Pedestrian circulation areas and driveway
enirances within the boundaries of privale, commercially developed proberty shall be
developed with colored and/or textured pavement.

3. Firestone Station Transit Oriented District.

a. Colors. For commercial development, muted pastel colors

are recommended as the primary or base building color, Darker, more colorful paints

should be used as trim colors {for cornices, graphics, and window and door frames.
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b. Paving material. Pedestrian circulation areas and driveway
entrances within the boundaries of private commercially developed property shall be
developed with colored and/or textured pavement.

C. Wall finish. In order to preserve and enhance a mixed urban
use environment on Firestone Boulevard, building wails shall be constructed primarily of
stucco, brick, or other materials as approved by the director.

4. Imperial Station Transit Oriented District.

a. Reserved.

22.44.450 Development Standards, Case Processing Procedures and

Allowable Uses Applicable within Green Line Transit Oriented Districts,

A, Development standards.
1. Parking.
a. Automobile parking requirements of Part 11 of

Chapter 22.52 shall be reduced by 25 percent for new construction, additions,
alterations, and changes of use for the following commercial uses:

Bakeries.

- Banks/check cashing establishments.
- Barber shops.

- Beauty shops.

- Child care ceniers.

- Coffee houses/Juice bars.
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- Colleges and universities, including appurtenant
facilities, giving advanced academic instruction approved by the state board of
education or other recognized accrediting agency, but excluding trade schools.

- Community centers.

- Copy/mail services, retail.

- Day care centers.

- Delicatessens.

- Donut shops.

. Drug stores and/or pharmacies.

- Dry cleaning establishments, excluding wholesale dl;y
cleaning plants.

- Employment agencies.

- Flower shops.

- Grocery stores.

- ' Hardware stores.

- lce cream shops.

- Libraries.

- Restaurants.

- Schools, business and professional, including art,
barber, beauty, dance, drama, and music, but not including any school specializing in
manual training, shop work, or in the repair and maintenance of machinery or

mechanical equipment.

2005-0011 49



- Shoe repair/alterations.
- Stationary stores.
- Video sales and rentals.

b. Any commercial use may receive up to a five percent
reduction in required parking spaces when open leisure areas with benches and other
streetscape furniture appropriate for relaxing and eating are provided to the satisfaction
of the director. Th.is five percent reduction may be added to the reduction allowed in
subsection A.1.a of this Section 22.44.450.

C. Parking for handicapped persons shail be calculated based
on the total number of parking spaces required prior to any reduction aliowed by
subsections A.1.a and A.1.b of this Section 22.44.250, or based on the total number of
parking spaces actually provided if greater.

| 2, Signs. Freestanding signs, including pole signs and A-frame
sandwich signs, shall be prohibited.
3. Residential uses. With the exception of fully subterranean
siructures, all parking shall:

a. Where relaied to mulliple-family structures, be located in the
rear of the housing development; and

b. Be completely screened with walls and/or landscaping so
{hat it is not visible from the street that provides frontage except from the access

driveway.
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4. Commercial and mixed-use (commercial/residential) buildings.
a. Mixed-uses (commercial/residential).

i. Single story mixed-use buildings are prohibited.

ii. The ground floor space in a mixed-use
(commercial/residential) building sﬁait be devoted solely to commercial uses.

ii. Retail uses shall be prohibited on all floors except the
ground fioor.

iv. Where office commercial and residential uses are
located on the same floor, they shall not have common entrance hallways or entrance
balconies.

V. Where coffice commercial and residential uses have a
common wall, such wall shall be construcied to minimize the transmission of noise and
vibration between the uses.

Vi, Separate commercial and residential parking spaces
must be provided and specifically designated by posting, pavement marking andfor
physical separation.

b. Pedestrian character. The following standards shall apply in
the interest of achieving a pedestrian characier:

i. Recessed stories. Third and fourth stories of
comme‘rcial and mixed-use buildings shall be recessed a suécessive minimum of at

least ten feet on each story; and
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ii. Paving material. Pedestrian circu!atioﬁ areas and
driveway entrances within the boundaries of private property may be developed with
colored stamped concrete.

iii. Types of pedestrian amenities. In addition to the
amenities listed in subsection A.6.d of Section 22.44.420, pedestrian amenities may
also include leisure areas, open, with benches and other street furniture appropriate for
relaxation and eating.

5. Public spaces.

a. Types of public spaces. In addition to the uses listed in
subsection A.5.b of Section 22.44.420, the following types of public spaces may also be
provided:

- Leisure areas, open, including benches and other
sireet furniture appropriate for relaxation and eating.

b. Amenities in public spaces. In order to create pleasing and
convenient leisure areas, public space shall be furnished with amenities such as trees,
landscaping, benches, trash containers, and water fountains.

B. Case processing procedures.
1. Nonconforming buildings, uses, and structures. All buildings,
uses and structures that are nonconforming due to use, and buildings and structures

that are nonconforming due to standards are subject to regulation as specified by
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Section 22.56.1540, except that where a nonconforming use is carried on in a
conformiﬁg structure, a ten-year amortization period shall apply, except where the
provisions of subsection C of Section 22.56.1540 apply.

2. Conditional use permits. Applicants shall pay 50 percent of the
fees specified by Section 22.60.100 for conditional use permits, if required, for the
following uses:

- Chiid care centers.

- Community centers.

- Libraries.
C. Uses and standards applicable in specific zones.
1. Zone R-2 (Two-Family Residence Zone).
a. Uses.

i, Additional uses subject to director's review. In
addition to the uses listed in Section 22.20.190, if site plans are first submitted to and
approved by the director, parcels in zone R-2 may receive the following density

honuses:
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(A). Infill development. Where there are vacant lots or nonconforming
uses in zone R-2, infill development is encouraged. A density bonus of 25 percent shall
be allowed for development on such lots, subject to a director's review to ensure that
the proposed development is corﬁpaiibie with the height, bulk, and colors of existing
surrounding development.

(B). Lot consolidation. If amenities such as, but not limited to,
recreation facilities, laundry facilities, and significant landscaping are provided to the
satisfaction of the director, a lot consolidation may qualify for the following density
bonuses:

(1). Consoclidation of lots with a combined total of -
15,000 square feet up to 24,899 square feet: len percent density bonus.

(2). Consolidation of lots with a combined total of
25,000 square feet or more: 15 percent density bonus.

(C). Affordable and senior housing. A density bonus of up to 50 percent
may be granted if the project complies with the affordable and senior housing provisions
of Section 22.56.202.

(D). Total of combined density bonus grants. In the event that a project
may qualify for more than one category of density bonuses pursuant to this
subsection C.1.a.i the olal combined density bonus granted under these provisions
shall not exceed 50 percent,

ii. Additional uses subject to permit. In addition 1o the uses

subject to permit listed in Section 22.20.200, provided that a conditional use permit has
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first been obtained as provided in Part 1 of Chapter 22.56, parcels in zone R-2 may be
used for the following:

- Grocery stores, limited to 5,000 square feet in gross
fioor area and located on corner lots, and which may be exiended to an immediately
adjacent lot.

- Restaurants, [imited to 5,000 square feet in gross
fioor area and located on corner lots, and which may be extended to an immediately
adjacent lot.

- Restaurants, incidental, and incidental commercial
service concessions offering newspapers, tobacco, notions, grocery, and similar iiemr;-
in apartment house developments, provided that at least 50 percent of the developed
area is devoted to residential use. The floor space of any outdoor dining area shall be
included in the calculation of developed area.

. Prohibited uses. The following uses shall be prohibited:

- Airports.

- Cemeteries.

- Earth stations.

- Electric distribution substations.

- Explosives storage.

- Gas metering and control stations, public utility.

- Heliports.

- Helistops.
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- Landing strips.

- Qil wells.

- Radio and television stations and towers.

- Sewage treatment plants.

- Surface mining operations.

- Waler reservoirs.

b. Development standards.

i. Signs for commercial uses in multiple-family
residential buildings. Notwithstanding the provisions of Part 10 of Chapler 22.52, signs
shall be subject to the following standards:

(A). Incidental restaurants and service commercial uses. Where
lincEdenial restaurants and service commercial uses within aparlmeht houses are
authorized by this Part 8, related signs shall:

(1). Be limited o 12 inches in height and
18 inches in width; and

(2). Not be visible from any public right-of-
way.

tB). Small grocery and restaurant establishments. Small
grocery and restaurant establishments for corner and corner-adjoining lots authorized
by this Part 8, may be allowed either one wall sign or one projecting sign subject to the

following:
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(1). Wall signs. Wall signs shall:

(a). Be limited to 15 square feet in size; and

(b). Contain letters of not more than
18 inches in size.

(2). Projecting signs. Projecting signs, including

awning signs, shall:

(a). Be limited to seven and one-half square
feet in size;

(b). Contain letters of not more than ten
inches in height; and

(c). Not project beyond the face of the.
building in excess of 50 percent of the limitations set forth in diagram A of
subsection C.1 of Section 22.52.900.

if. Street, sidewalk and planting strip development standards.
Streels shall be designed so that a minimum six-foot wide, landscaped planting strip
separates the sidewalk from the street.
2. Zone R-3 (Limited Multiple-Residence Zone).
a. Uses.
i Additional uses subject to director's review. In

addition to the uses listed in Section 22.20.280, if sile plans are first submitted to and

approved by the director, parcels in zone R-3 may be used for:
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(A). Affordable and senior citizen housing. A
density bonus of up to 50 percent may be granted if the project complies with the
affordable and senior housing provisions of Section 22.56.202; and

(B). Inthe event that a project may qualify for more
than one category of density bonus pursuant to this subsection C.2.a.i of this
Section 22.44.450, the total combined density bonus granted under these provisions
shall not exceed 50 percent.

ii. Additional uses subject to permit. In addition to the
uses subject to permit listed in Section 22.20.290, provided that a conditional use permit
has first been obtained as provided in Part 1 of Chapter 22.56, parcels in
zone R-3 may be used for the fo[léwing:

- Grocery stores, limited to 5,000 square feet in
gross floor area and located on corner lots, and which may be extended to an
immediately adjacent lot.

- Restaurants, excluding drive-through facilities,
limited to 5,000 square feet in gross floor area and located on corner lots, and which

may be extended to an immedialely adjacent lot.
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Restaurants, incidental, and incidental

commercial service concessions offering newspapers, tobacco, notions, grocery, and

similar items in apartment house developments, provided that at least 50 percent of the

developed area is devoted to residential use. The floor space of any outdoor dining

area shall be included in the calculation of developed area.

il. Prohibited uses. The following uses shall be

prohibited:

Airports.

Cemeteries.

Earth stations.

Electric distribution substations.
Explosives storage.

Gas metering and control stations, public utility.
Heliports.

Helistops.

LLanding strips.

Oil wells.

Radio and television siations and towers.
Sewage treaiment plants.

Subsurface mining operations.

Water reservoirs.

b. Development standards. The development standards set
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forth in subsection C.1.b of this Section 22.44.450 shall apply.
3. Zone C-2 (Neighborhood Commercial Zone).
a. Uses.

i. Additional uses subject to director's review. In
addition to the uses listed in Section 22.28.150, if site plans are first submitted to and
approved by the director, parcels in zone C-2 may be used for:

- Newsstands.

ii. Additional uses subject to permit. Provided a
conditional use permit has first been obtained as provided in Part 1 of Chapter 22.56,
parcels in zone C-2 may be used for the {ollowing:

(A). Any use listed as a use subject to permitin
subsections C.1.a and C.1.c of Section 22.44.430.
(B). The following additional uses:

- Automobile repair and installation, when
incidental to the sale of new automobiles, automobile service stalions, and automobile’
supply stores,

- Automobile supply stores.

- Automobile washing, waxing, and
polishing, when incidental to the éale of new automobiles and automobile service

stations.

- Trailer rentals, box and utility only,
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accessory to automobile service stations.

b. Development standards.

i Setbacks. Structures shall be constructed on a front
property line, except that they may be constructed up to ten feet back from the front
property line if one or more of the following is located within the setback area:

(A). The amenities listed in subsection C.2.b of
Section 22.44.430; and
(B). Leisure areas, open, with benches and other
street furniture appropriate for relaxing and eating.
4, Zone C-3 (Unlimited Commercial Zone).

a. Additional uses subject to permit. In addition to the uses
subject to permit listed in Section 22.28.210, provided a conditional use permit has first
been obtained as provided in Part 1 of Chapter 22.56, parcels in zone C-3 may be used
for the following:

- Automobile body and fender repair and painting and
upholstery, when incidental 1o new automobile sales.

- Boat repair, minor repairs incidental 1o the sale of
boats.

b. Development standards.

i, Height limits.
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(A). Mixed-Use (commercial/residential) buildings in
which residential portions constitute less than 33 percent of all floor area shall be
restricted to a height of 35 feet above grade, excluding chimneys and roof antennas.

(B). Mixed-use (commerciai/residential) buildings in
which residential portions constitute at least 33 percent of all floor area may be
construcled to a maximum of 45 feet in height, excluding chimneys and roof antennas.

ii. Setbacks. Structures shall be constructed on a front
property line, except that they may be constructed up to ten feet back from the front
property line if one or more of the following is located within the setback area:

(A). Those amenities listed in subsection D.2.b of
Section 22.44.430; or

(B). Leisure areas, open, with benches'and other
sireet furniture appropriate for relaxation and eating.

D. Development slandards applicable in individual Green Line Transit

Oriented Districts.

1. Vermont Station Transit Oriented District.
a. Reserved.

2. Hawthorne Station Transit Oriented Districl.
a. Reserved.

[TODOdinance PG|
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SECTION 4. This ordinance shall be published in _The Metropolitan News _ a
newspaper printed and published in the County of Los Angeles.

v Chair
ATTEST
Vstids AYprsns: Cukane
Executive Officer - Clerk of the Board of
Supervisors of the County of Los Angeles
| hereby cerlify that at its meeling of January 25, 2005 the foregoing

ordinance was adopted by the Board of Supervisors of said County of Los Angeles by the
following vole, to wit:

Aves Noes
Supervisors ~ Yvonne B. Burke Supervisors None

Zev Yaroslavsky

Don Knebe

Michael D. Antonovich

Gloria Molina

Effective Date: February 24, 2005 ‘ ffWW“&Mw

Execulive Officer - Clerk of the Boatd of
Operalive-bBate: Supervisors of the County of Los Angeles

ereby certity that puryuant 10 APPROVED AS TO FORM:

j o _
o s Gt o b FORTNER, JR.
| VIOLET VARONA-LUKENS

P Cierk of the Board of Supervisors

HEC N “a‘r”h.., QN~——

‘ \m-;?r'v \

County Counsel

£ADrdinante HOrdinsnces SubmitTODOMING noeP G DOC
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Green Line TOD Infill Estimation Study
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1. Introduction

On January 25, 2005, Los Angeles County adopted a Transit Oriented District (TOD)
Ordinance for specific areas surrounding two Green Line stations adjacent to and within the
unincorporated atea. This report secks to estimate infill opportunities in the West Athens
and Lennox neighborhoods, adjacent to the Vermont and Hawthorne Green Line stations,
and suggests how the new TOD Ordinance might help increase the motivation of both
developers and landowners to invest in these infill opportunities. The report also briefly
analyzes the potential density of a proposed housing development in Del Aire, near the
interchange of 1-405 and 1-105. A draft of this report was prepared in December and January
2005 and presented to the Board of Supervisors at the time of the ordinance’s adoption.

The Green Line TOD Ordinance provides several potential incentives for developers and
property ownerts 1o build high-density housing and/or mixed-use development projects.

These include:

¢ The ability to build residential units (within a mixed-use development) in commercial
zones without a conditional use permit;

¢ Density bonuses for the use of vacant or nonconforming lots, Jot consolidation, and
construction of affordable housing;

» Reduced parking requirements fbr specified neighborhood 7etail uses;
o Expedited permit processing (director’s review rather than CUPs) for some projects;
s  Reduced permit fees {for some projects.

In order to examine the opporrunities, we used a methodology recenty developed for the

California Department of Transporration to estimate infill potential using a GIS
methodology and to identify possible sites for infill development.



2. Infill Capacity and Opportunity Analysis

2.1 Methodology

For each Green Line TOD area, we conducted a GIS analysis to identify parcels that seem
ripe for more intensive development under the TOD ordinance. We mapped these parcels
and calculated statistics about them to give a sense of the overall infill porential.

For each TOD ares, we produced six maps. These include:

2001 Aerial Photographs
Assessor Land Use Code
Year Built (structure)
Improvement: Land Ratio
Built: Capacity Ratio
“Target” Parcels

NGRS

A “Target” Parcel is a parcel that is significantly underutilized according both to zoning
potential and Assessor’s records. Most have structures on them; a {few are vacant. Some also
have legal nonconforming uses on them.

E

We identified Target Parcels based on a series of “screens” or “filiers” that we applied ro all
parcels located within the boundaries of each Green Line TOD ares.

The screens are defined as follows:

Built: Capacity Ratio

The first and most important screen we used was a comparison of what currently exists on
the parcel versus what will be permitied under the proposed TOD zoning. We call this the
“Built:Capacity Ratio.” When there is considerably more capacity than under current zoning,
investors are more likely to consider infill development.

For example, if zoning permits 4 units but only 2 currently exist, the Built:Capaciry ratio is
0.50 (2 out of 4). If zoning permits 4 units but only 3 currently exist, the Built:Capacity Rartio

is 0.75 (3 out of 4).

We screened the parcels for Buil:Capacity ratios at both 0.50 and 0.75.



Jmprovement:Land Ratio

The second filter we used was a comparison berween the value of the improvements on the
property versus the value of the land itself, according to the Assessor. This is a very common
measurement of underutilization in the private real estate market. When the land itself is
worth more than the structures or other improvements, investors are more likely to consider
infill development.

For example, if the improvements on a property are worth $90,000, but the land iwelf is
worth $100,000, then the Improvement:Land Ratio is 0.9:1.

After screening for Built:Capacity ratio, we screened for anlmprovement: Land ratio of 0.9:1.
This eliminared parcels that might have a Jow Built:Capacity ratio, but have existing
structures on them that are valuable enough that investors would not likely pursue new
development.

QOther Screens

In addition to the two screens Jisted above, we eliminated parcels based on three other
criteria:

1. Government Ownership, as the government land within the TOD area is not likely to
be used for infill development unless specifically designated by the government
apency.

9. Land Value of $0, becsuse this is ofien an indication of some institutional ownership.

3. Built After 1990, because recent investments mean that lJandowners are not as likely to

demolish and rebuild.

2.2 Llennox Neichhorhood Anahsis

The Lennox TOD area, which is specified in the proposed ordinance, is the unincorporated
area to the north of the 105 Freeway and the Hawthorne Green Line Station. This area
contains 530 parcels toaling 109 acres. As the Census 2000 maps show, this is a mostly
renter neighborhood with low median incomes.



Currently, the Lennox area has 1,021 housing units - slightly less than 50% of the maximum
sllowed under current zoning. The TOD Ordinance will result in a change of zoning on 57
parcels (sbout 10% of the total). Tt will yield a minor increase in the maximum amount of
housing permitted under zoning. This increase results mostly from the rezoning of
manufacturing property, on which housing is not permitted, to a commercial zoning that
does permit housing. However, because the area is so significantly underbuilt even with
current zoning, significant TOD housing capacity does exist.

The area has very few vacant parcels. Aerial photos show a large vacant parce] at the corner of
Hawthorne and 111% but this is now a public school. There is a concentration of 2ute-
related uses - considered undesirable under the TOD Ordinance - along Hawthorne just
south of Lennox. Most residential structures were built before 1950; some commercial
strucrures, especially along the west side of Hawthorne, were built in the 1970s and 1980s.

Our analysis found that about half the parcels (258 of 530) could be targets for TOD infill
housing development under the 0.75 Built:Capacity ratio. {Table 2.1) However, we also
found that most of these parcels wese so significantly underbuilt that they also fell below the
0.50 Built:Capacity ratio. The Target Parcels are scattered throughout the Lennox TOD
area. (Map 2-1.) Many are concentrated along Hawthorne Boulevard in a combination of C-2
and R-3-P areas.



e (12 ot Rl
ware o0 0T Eu R
wzzrg 2L Bl
WIEr il IT D !
e 15 T0 R

B o

msItg
i 0BG MM IETIRTE @
o ® ags draiarg [
EpRATE uUl. _ )

AITRHT ST MBED b_..

puaba

I

3
¥
- L)

. .
S . - "
rlllw-&. THY - '
f

lllllllllllll

Fom |

I 2
@EEIL%E,-E_I.@ Dl b

i — E.

2 bl ; ,9... o : .n =71 r ._.w\ ' ¥ 3

Ty oyl s P et £ Bﬁ.. &.

oo l&%@ﬂ. N

CrH B s v W .t !

Bl — = oo =

A | ™ e,

e = I

43 Iy =77 !

Tt ‘: &E l 723 “

,. Q& e |
) S

S P

;ﬁmg@ Eﬁ. T

sjeoieg jafiie) xouuat (-2 dey



nnox Target Parce] Analysis

Number Average Remaining
of Average Existing Max Built:Capacity Remaining Capacity
Parcels Acreage Acreage Units  Unils Ratio Capacity  Per Parcel
0.75 Built Capacity Scenario
Total
Parcels 258 42.8 0.17 278 908 0.36 631 245
By
Zoning:
c-2 20 7.5 0.26 5 139 0.06 134 4.62
R-2 141 21.9 0.16 181 372 0.43 221 1.57
R-3 73 10.1 0.14 106 304 0.35 198 2.7
R-3-P 15 3.2 0.21 16 93 0.22 77 513
0.50 Built Capacity Scenario
Total
Parcels 201 35.2 0.18 184 749 0.29 565 2.81
By
Zoning:
C-2 27 7.3 0.27 3 136 0.02 133 4.93
R-2 103 16.9 0.16 101 288 0.37 187 ©1.82
R- 58 8.1 0.14 70 243 0.29 173 2.88°
R-3-P 13 2.9 0.22 10 83 0.16 73 5.62

Whichever screen we use, however, the patierns are similar. Most existing units and, in
numerical 1erms, most temaining capacity is included in the R-2 and R-3 zanes {more or less
evenly split berween the two). However, the TOD target parcels in R-2 and R-3 are extremely
small from a development perspective. The average is about 6,000 square feet - the typical
building lot. Thus, consolidating residential lots is probably an essential component of TOD
development on R-2 and R-3 lots. Cbviously, there is more potential development per parcel
on the R-3 lots, which are zoned {or denser development.

From a capacity perspective, the most promising target parcels are the C-2 and R-3-P parcels.
These are concentrated in close proximiry 10 one znother, mostly along Hawthorne
Boulevard. They are larger than the tesidential parcels and the remaining capacity per parcel
is much higher. The C-2 parcels have been developed with a variety of retail uses, whereas
the R-3.P parcels, which are usually located behind the C-2s, have been developed with
parking that supports the tetail. The possibility of consolidating a number of C-2 and R-3-P
parcels in a mixed-use project under the TOD ordinance would seem 10 make sense.



2.3 Wesr Athens Neichhorbood Analvsis

The West Athens neighborhood covers the area approximately berween Budlong and
Vermont and berween 112% and 120", straddling both the 105 Freeway and the Vermont
Green Line station. It is smaller than the Lennox area, consisting of 257 parcels totaling 59
acres. As the Census 2000 maps show, this is a higher-income area with a higher rate of
owner occupancy than the Lennox neighborhood.

The existing arterial strip along Vermont is mostly residential. With a larger church property
at Vermont and Imperial, there is relatively little commercial land in this area. Much of the
property west of Vermont, berween Jmperial and the freeway, is zoned C2, but most of it is
developed currently as residences.

More than 20% of the parcels would be rezoned under the TOD ordinance, but this does
not affect the possible housing buildout because the rezoning is mostly from C3 to C-2. The
residential structures date back mostly to the 1910s and 1920s, except along Vermont, where
apartment buildings were constructed in the 1940s and 1950s.

West Athens would appear to have less potential from a capacity point of view than Lennox.
The area already has 828 units - about 74% of the toral capacity. Potential for fewer than
300 units remains. Partly for this Teason, only 20% to 30% of the parcels have heen
identified as TOD 1argets, compared to about 50% in Lennox. (Table 2-2.)

Patterns of potential development are different in West Athens than in Lennox. Most target
parcels are zoned R-2 - both north and south of the freeway - bur very Jirde capacity remains
on these parcels. The C-2 parcels contain some potential (2.75 housing units per parcel on
average) but there are very few parcels; there is already more housing on them; and they are
smaller on average than Lennox C-2 parcels. These patcels ate mostly in the area along
Imperial that is zoned for commercial but built as industrial, along with a few parcels zlong
Vermont south of the freeway. A handful of R-3 parcels contain significant capacity because
they are so underbuilt currently, but they are very small. (Map 2-2.)



Map 2-2: West Athens Target Parcels
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A i Lo i

ns Target Parcel Analysis:

Average
Number Average Remaining
of Average Exisling Max Built:Capacity Remaining Capacity
Parcels Acreage Acreage Units  Unils Ratio Capacity  Per Parcel
0.75 Built Capacity Scenario
Total
Parcels 12 121 0.17 71 213 0.35 142 1.97
By
Zoning:
c-2 19 3.6 0.19 14 61 0.23 47 247
R-2 50 19 0.16 54 135 0.4 a1 1.62
R-3 3 0.56 0.19 3 17 0.18 14 4.67
0.50 Built Capacity Scenario
Total
Parcels 59 10 0.17 50 178 0.29 128 217
By
Zoning:
C-2 16 3.2 0.20 10 54 0.16 44 275
R-2 : 40 6.3 0.16 37 107 0.35 70 1.75
R-3 3 0.56 0.19 3 17 0.18 14 4.87

2.4 Del Aire/Pacific Concourse Analvsis

The Del Aire/Pacific Concourse site consists of rwo parcels locared southwest of the 1-.105/1-
405 interchange. The site consists of rwo parcels totaling 5.21 gross acres. ]t is adjacent to an
emplovment center and within the vicinity of an existing single-family neighborhood.

The property is vacant and therefore has an Improvement:Land ratio of Q. In other words,
there are no improvernents of any value on the sire. 1t is currently zoned MPD

(Manufacruring - Industrial Planned Zone), although the Land Use Policy designation is
Category 1 (Low Density Residential).

There is a proposal pending to change the zoning 10 RPD-88U (Residential Planned
Development), and there is a concurrent proposal 1o change the Land Use Policy designation

to Category 4 (High Density Residential). The proposed density is similar to residential
projects in Marina del Rey.

MPD :oning does not permit residential uses. However, under current Land Use Policy, the
site could accommodate berween 31 and 62 units. This would more than double to about
119 units or more if High Density Residential is approved for the site. If the proposed RPD
zoning is adopied, the buildout would grow 1o more than 400 units.

1]



The Del Aire site is an excellent Jocation for high-density residential development because
the site is situated within an employment center, and is buffered from existing residential
neighborhoaods on all sides by land developed as a business park and the existing freeways.

: Del Alre/Pacific Concourse

Table 2-3: Del Aire/Pacific Concourse Site
Buildout Scenzrio

Size

Designation Density Buildout

Current Zoning MPD 0 0

Proposed Zoning RPD-88U 38 431
Low Density

Current Land Use Policy  Residential 6-12 31-62

Pioposed Land Use High Density

Policy Residential 23+ 119+

12
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3. Pro-Forma Analysis

3.1 Methodology

The Green Line TOD Ordinance provides several potential incentives for developers and
property owners to build high-density housing and/or mixed-use development projects.

These include:

s The ability 10 build residential units in commercial zones without a conditional use
permit.

s Density bonuses for use of vacant or nonconforming lots, lot consolidation, and
construciion of affordable housing.

¢ Reduced parking requirements for residential and neighborthood retail uses.

o Expedited permit processing (director’s review rather than a discretionary review) for
sOme projects.

» Reduced permit fees for some projects.

We have artempted 10 apply these incentives to several prototype properties in order 1o
toughly estimate how these incentives might affect development. We have focused on the
Lennox area, rather than the West Athens area, only because of easier access to data. In
making these estimates, we adapted both the methodology and the assumptions about costs
and revenues that were used by Fregonese Calthorpe & Associates in their analysis of the
infill potential around the Hawthorne Green Line Station in the adjacent City of
Hawthorne, which was prepared for the Mobility 21 Smart Growth Partnership.! We double-
checked this methodology and these assumptions by discussing it with members of the Los
Angeles County Housing Advisory Committee. We have not identified the specific parcels
under analvsis, but they are based on resl-life situations in Lennox. The financial
assumptions we used are listed at the end of the report.

In most cases, we conducted a very rough pro-forma analysis comparing a conventional
development proposal with a TOD-proposal (mixed-use on the C-3 parcels, high density on
the R-2 and R-3 parcels). We also analyzed the difference berween a situation where 2
developer must purchase the parcel and one where the current landowner participates as an
equity partner. In all cases our bottom line was the Rerurn on Investment ("ROI1) - that is,
the annual operating income divided by the total project cost, a typical measure vsed by real
estate investors. For simplicity's sake, we assumed that the residential units are rental units
and we did not take into account the time value of money, except in calculating the financial
value of a direcior’s review as opposed 1o a discretionary review for a conditional use permit.

' Mobility 21 Smart Growth Partnership, L4 County Moving Togerher 10 Promote Smarier Growth: Report on
Infill Opporiunities, May 2004, hup/fwww.mobility2 Fcoalition.com/sman growth/pdfiwhite_paper] .pdf

13



We have probably also overestimated retail revenue in mixed-use projects, because we
assumed the developer could obtain full market rent, whereas mixed-use developers tell us
they usually must run rerail as a loss leader, at least in the first couple of years.

3.2 Overall Conclusions

In all cases, we found that the TOD Ordinance holds the potential to increase the ROl for a
prospective developer or investor in the Lennox area. Even with the additional incentives
contained in the TOD Ordinance, these teturns are modest {often in the range of 4-6%,
lower than the level at which most private investors would show interest).

However, these ROI's could be increased through additional County programs that are not
considered in this pro-forma analysis. For example, if the TOD areas - or portion of them -
were incJuded in a County redevelopment area, the cost of the land could be “written down”
by the redevelopment agency. Similarly, the affordable housing calculations assume that the
affordable rents are subsidized only through the project; if they were further subsidized
through other sources of funding for the Jow-income portions of the project, the RO would
be further improved.

Overall, we found that there is probably a higher ROI available on mixed-use projects on C-2
than for high-density residential projects on R-2 and R-3. This is largely because of the
combination of retail and housing. A retail-only project will produce a low but acceprable
RO). When combined with fairly high-density housing at current rates and prices - as well as
the lower parking ratios permitted on a mixed-use project - the ROl increases by 50% or
more.

On residential properties, we found that the density bonuses available {or a variety of
purposes - including use of vacant and nonconforming uses and lot consolidation as well as
affordable housing - are substantial enough to increase the ROL. 1t is possible to combine
density bonuses 1o achieve a 40% density increase, and the maximum density increase is
50%. Combined with the reduced parking ratios, this can have a significant impact.

In our view, the greatest unknown is not what will motivate a developer to pursue a desired
development project, but what will motivate landowners to be intesested in selling 1o 2
developer. Most C-2 properties do not change hands often; they are owned by longtime
property owners who have an extremely low, pre-Proposition 13 taxes. Any revenue-
producing retail use will provide enough profits 1o dampen any desire to develop a new
project. Many R-2 and R-3 properties have traded hands recently, but usually either as
residences or as residential income properties based on current development.

14



3.3 Indhidual Pro Forma Results

Protorype 1: Large Commercial Parcel

Prototype 1 is a large (two acre) commercial parcel along a commercial strip in the Lennox
area. It js typical in the sense that it has not changed hands since the 1960s and is currently
occupied by an aging retail center.

Qur pro-forma analysis compares the construction of a new, one-story, 43,000-square-foot
shopping center with a three-story mixed-use project that would include 62 housing units
{(the maximum permitted by C-3 zoning) and 30,000 square feet of neighborhood retail
development on the ground floor. We conducted this pro-forma assuming that the developer
purchased the property from the current property owner for $40 per square foot.

Rents from the housing units more than make up for the loss of some of the retail space. In
addition, the lower parking ratios - a reduction of 40% for residential and 25% for
neighborhood retail - make a significant difference as well. Whereas a conventional retail
project requites 113 parking spaces for 43,000 square feet, the mixed-use project requires
124 spaces for 62 housing units and 30,000 square feet of retail. Furthermore, the developer
sees a significant savings from the mixed-use project falling under the "direcior’s review”
category, tather than a conditional use permit.

The bottom line is that 3 mixed-use center, while more costly 1o build, provides an ROI
4.6%, as opposed to 3.0% for a conventional shopping center. This is still low, but suggests
that the power of the TOD ordinance combined with other incentives could motivate
developers 1o pursue mixed-use projects.
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Table 3-1: Prototype 1 (Large Commercial Parcel) Pro Forma Analysis

Conventional Shopping

Center Mixed-Use Center
Parcel Size (Sg Fi) 89,158 89,158
New Relail (Sq Ft) 43,083 30,418
New Housing (Units) 0 62
Slories 1 3
Underground Parking? No Yes
Parking Spaces 113 124
Land Cost 3 3,566,320 $ 3,566,320
Demolition Cost $ 356,632 $ 356,632
Construction Cosl 3 4,531,324 % 11,061.079
Consulling/Enlitlements % 543,759 $ 1,327,328
Parking Cost $ 330,849 % 1,189,066
Total Cost $ 9,337,884 $ 17,500,426
Total Annual Rent % 481,453 5 1,188,208
Total Ann'l Op Cost $ 203,810 $ 386,585
Net Operaling Income $ 277,543 $ 801,624
Return on Investiment 3.0% 4.6%
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Protorype 2: Consolidating and Developing 2 Vacant C2 Lots

Prototype 2 assumes that two small C-2 lots, adjacent to one another, could be consolidated
and developed as a mixed-use center. The two lots together total less than 8,000 square feet,
ot only about oneifth of an acre. Our proforma analysis compares the development of a
3,000:square-foot traditional strip center with 5 housing units and a 2,600-square-foot
neighborhood retail center.

The mixed-use alternative yields a higher ROJ (4.6% as opposed to 3.2%), primarily because
of the reduced parking ratios. Although it includes 5 residential units, the mixed-use project
requires the same number of parking spaces as the retail-only project. This project could be
more successful if the density bonuses for developing vacant lots and consolidating lots
applied to commercial as well as residential parcels.

It is important to note, however, that the project is too small to be feasible for an actual
developer. Adjacent vacant commercial parcels are hard 1o find. In all likelihood, a developer
would combine these parcels with other underutilized commercial parcels to create a larger
site.

Table 3-2: Prototype 2 (Vacant C-2 Lots) Pro Forma Analysis

Conventional
Shopping Center Mixed-Use Center
Parcel Size (Sq FY) 7,876 7,876
New Retail (3q Ft) 3,028 2.679
New Housing (Units) 0 5
Stories 1 0
Underaround Parking? 0 0
Parking Spaces 9 8
lL.and Cosl $ 315,000 3 315,000
Demotition Cosl - -
Construction Cost 5 340,243 $ 1,055,272
Consuliants/Entitlements % 40,829 % 126,633
Parking Cost $ 25,518 % 31,658
Total Cost 5 721,590 5 1,628,663
Total Annuzl Rent $ 38,603 $ 104,640
Total Ann'l Op Cost $ 15,350 % 34,045
Net Operaling Income % 23.253 % 70,585
Return on Investment 3.2% 4.6%
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Protorype 3: Consolidating 3 R-3 Lots

Prototype 3 is a high-density residential project in which three R-3 lots are combined and
additional units are placed on the single-family parcels. This is a feasible alternative in many

parts of the TOD Ordinance area.

The developer gains only 2 units by developing the three parcels together, with the 15% lot
consolidation bonus. Thus, the increase in the ROI is small, from 4.6% to 4.8%. 1t is
important 1o note, however, that the consolidated project is probably far more feasible than a
4 or 5-unit project on each parcel. In other words, a consolidated three-parcel project is
much more likely to zctuslly be undertaken by a developer in any event, and the Z-unit
increase because of the lot consolidation bonus will increase the potential profit.

It is important to note that an zdditonal density bonus for affordable housing - bringing the
1otal density bonus to 50% - increases the RO only slightly, to 4.9%, because rents must be
heavily discounted (by approximately 40%) to meet current income guidelines. If affordable
rents could be subsidized from some other funding source, as is often the case in affordable
housing projects, the developer’'s ROI would increase even more.

Table 3-3: Prototype 3 {R-3 Lots) Pro Forma Analysis

Consolidation
w/AH Density
No Consolidation Consolidalion Bonus

Parcel Size {Sq F1) 20.832 . 20,832 20,832
New Retail (Sq Fi) 0 - -
New Housing (Units) 14 16 21
Stories 3 3 3
Underground

Parking? 0 0 0
Parking Spaces 14 14 18
Land Cosl $ 833,280 g 833280 | § 833,280
Demalition Cost % 83,280 % 83280 | § 83,280
Construclion Cost 5 1,710,450 5 1,911,679 | § 2,515,367
Consulling/Entitlement | § 205.254 % 229,401 5 301,844
Parking Cost 3 43,013 & 37.347 3 56,596
Total Cost $ 2.875,277 $ 3094987 | § 3,790,367
Total Annual Rent % 184,729 5 206,461 $ 260,340
Total Ann'l Op Cost 5 51,313 5 57,350 kS 75,461
Net Operating Income | § 133,416 S 148,111 £ 184.879
Return on Invesiment 4.6% 4.8% 4.9%

Density Bonus Scenario assumes sversge rent of $745 1ent for & 2 bedroom apaniment on 10% of the units,
compéared with $1,200 market rent on all other units.
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Protorype 4: Consolidating and Developing 2 Vacant R-2 Lots

The TOD Ordinance provides considerable incentives to develop residential land if lots can
be consolidated and the lots are already vacant and/or hold nonconforming uses. Prototype
4 assumes the consolidation and development of two adjacent R-2 parcels totaling 16,000
square feet, or about 0.4 acres.

Conventional development of the R-2 parcels would permit construction of six units with
(under the TOD ordinance) five parking spaces. The consolidated project would qualify for a
40% density bonus for consolidating Jands and building on vacant lots, permitting
construction of nine units with eight parking spaces. (A 40% density bonus would produce
8.4 units, but fractional units are rounded up to the next whole number.) This would
increase RO from 3.8% to 4.5%.

The addition of affordable housing in this case would provide no additional density. A 50%
density bonus would also produce a nine-unit project, but one of the units would have to be
affordable. However, the affordable housing component would trigger a staff review rather
than a conditional use permit, creating some cost savings. (We assumed that a staff review
saves six months, which translates into 3% of project cost assuming 80% of the funding is
borrowed.) This does not offset lost revenue for the affordable unit, however. We estimate
the ROI on this project would be 4.3%

The relatively low density in the R-2 zone (17 units per acre) makes it difficult for an
affordable project to show a reasonable ROJ unless (as it often the case in affordable housing
projects) other funding sources are used.

Althoueh this prototype represents a promising opportunity, it is an unusual situation. Ve
g P wp P g opp Ty

few vacant residential parcels exist in the TOD areas, much less two such parcels adjacent to
one another.
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Table 3-4: Protolype 4 {R-2 Lots) Pio Forma Analysis

Consolidation
WiAflordable
No Consolidation Consoclidation Density
Percel Size (Sq FY) 16,000 16,000 16,000
New Relail (Sq F) 0 - -
New Housing {Unils) 6 9 9
Stories 3 3 3
Underground Parking? No No No
Parking Spaces 5 8 8
Land Cost $ 651,200 | % 651,200 5 651,200
Demolilion Cost $ - $ - % -
Construction Cost $ 720,769 3 1,074,601 $ 1,074,601
Consulling/Entitlements $ 86,492 | &% 128,852 $ 128,952
Parking Cost % 16,217 | & 24,179 $ 24,179
Tolal Cost $ 1,474,678 $ 1,878,932 $ 1,878,932
Staff Review (6 mos) $ {56,368)"
Real Cost 3 1,474,678 | % 1,878,932 5 1,822,564
Totsl Annual Rent $ 77,843 | § 116,057 $ 111.221
Tolal Ann'l Op Cost $ 21623 % 32,238 $ 32.238
Net Operating Income $ 56,220 | & 83,819 $ 78,983
Return on Invesiment 3.8% 4.5% 4.3%

Density Bonus Scenario assumes aversge rent of $745 rent for & 2 bedroom apanment on on unit, compared
with §1,200 markel rent on all other units,
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Prototype 5: Consolidating and Developing 3 Mixed C-2/R-3-P Parcels

The final prototype involves a typical parcel situation in the TOD neighborhoods - parcels
that run all the way from a commercial street to an adjacent residential street and ate split
beaween C-2 and R-3-P zoning. This prototype assumes the consolidation of three such lots,
creating a parcel of 13,000 square feet, or approximately one-third of an acre.

Qur analysis compares the development of a separate retail project on the commercial street
and residential project on the residential street with a combined mixed-use project. The
combination project generates a 25% parking ratio reduction for retail on the mixed-use
project, plus a 15% lot consolidation density bonus on the residential portions of the
property. In addition, the mixed-use project qualifies for a director's review, while the other
residential project would require a conditional use permit.

The ROI on the two individual projects is 4.6%, while the ROl on the combined mixed-use
project is 5.4% - a significant increase. This figure would be higher if the conventional
residential-only project did not also qualify for reduced parking ratios under the TOD
Ordinance.

Table 3-5: Prototype 5 {C-2/R-3-P Lots) Pro Forma Analysis

No Consoclidation Consolidation
Parcel Size {Sq Fi) . 13,000 13,000
New Retail (Sq Ft) 3,850 4.800
New Housing {Units} 4 o
Slories 1 3
Underground Parking? No No
Parking Spaces 16 20
Land Cost $ 350,000 % 250,000
Demolition Cost $ 35,000 $ 35,000
Consiruclion Cosl ¥ 987,754 3 1,746,151
Consulting/Entitlements % 118,382 % 209,538
Parking Cost $ 45,456 $ 56,750
Tolal Cost $ 1,536,582 $ 2,397,439
Staft Review (6 mos) $ 35,962
Real Cost $ 1,536,592 5 2,361,477
Tola! Annual Rent % 105,815 % 187,576
Tolal Ann't Op Cost $ 35,5658 $ 61,028
Net Operating Income g 70,257 $  126.548
Return on Invesiment 4.6% 5.4%
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Appendix A: Pro Forma Assumptions

Financial assumptions were based on existing Calthorpe Fregonese analysis of Hawthorne
Green Line Station neighborhood, amended after discussions with members of the Los
Angeles County Housing Advisory Committee. These are rough estimates designed to give a
general idea of costs and revenues. Acrual project costs and revenues vary widely depending
on individual circumstances.

Project Costs

Parking

Area per parking space

Cost Per Parking Space
Surface Parking
Structured Parking
Underground

Land

Construction Costs

Demolition Cost

Consultant & Entitlement

Costs

375 square feet

$8 per square foot
$25 per square foot
$35 per square foot
$40 per square foot

$120 per square foot

10% of Construction Cost

12% of Project Cost

Revenues (per sqguare foot per month)

Residential Rent

Market-Rate
Affordable

Average Size of Unit

Retail

$1.20
$0.745
1,000 square feet

$1.25

Operatine Costs (per square fooir per month)

Residential

Rerail

$0.30
$0.45
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Appendix I

Work Scope for SCAG-Funded
L.A. County Urban Infill Estimation Project






LA County Department of Regional Planning
06-XXX LA County Urban Infill Estimation Project

Budget $ 120,000
Internal use only

Manager:
Program Objectives:

The Los Angeles County Department of Regional Planning (DRP) requests funding from the Southern
California Association of Governments (SCAG) to employ an experienced consultant who will work with DRP
staff 10 refine and apply an infill development methodology, known as the Inf1]] Estimation Tool, to those areas
of unincorporated Los Angeles County that fall within Southern California Compass Growth Vision and 2%
Strategy-defined Centers and Corridors. The Infil] Estimation Tool, which was developed from the California
Infill Estimation Project, is a G1S-based method that can be used to identify individual infill parcels, and to

analyze the likely results and “success” of different infill strategies. The Tool operates with ArcGlS and MS
Excel software.

The Los Angeles County Urban Infill Estimation Project furthers the implememation of the Southern California
Compass Growth Vision and 2% Strategy by utilizing a model that broadly applies and analyzes infill
development strategies within the SCAG region. As the Project produces an inventory and GIS maps of
potential infill opportunity sites, and as those results will be shared with other local jurisdictions and the
development community, it contributes to SCAG’s strategy to assemble and maintain a quality regional
database of vacant and Teuse opportunity sites. As the Project evaluates the success of specific infill strategies,
including transit-oriented development, in Compass and 2% Strategy-defined Centers and Corridors in
unincorporated Los Angeles County, it contributes to SCAG’s strategy to develop pilot projects that shiow the
Growth Vision in action. Furthermore, as the Project produces measured and quantifiable results, it contributes
10 SCAG’s overarching strategy 1o develop a monitoring system for the Compass Growth Visioning effort. The
research conducted for the Project will produce a body of knowledge that will guide policymaking efforts to
support infil] development within unincorporated Los Angeles County. 1t will also provide a body of
knowledge that can be used 10 assist infill efforts within seven SCAG sub-regions: San Gabriel Valley COG,
Gateway Cities COG, South Bay Cities COG, Westside Cities, ArToyo Verdugo Cities, North Los Angeles
County and the City of Los Angeles.

The DRP would achieve the following objectives:

»  Promote infill development and smart growth within SCAG sub-regions by identifying potential sites
within the existing urban infrastructure.

»  Reinforce the link between transportation and Jand use by encouraging infill policies, including transit-
oriented development.

»  Address the housing shortage in Southern California by identifying potential infill development sites
for rezoning 10 higher residential densities that support multi-family housing.

» Produce data and analyses that can be used 1o facilitate 2 more effective land inventory for the next
Housing Element update.

s Assist policymakers in making effective decisions about infill development by testing the impacts of
different sirategies.

Program Accomplishments:

In 2001, as part of the CA Infill Estimation Project, Environment Now assembled a team of stakeholders,
including staff from the Los Angeles County Department of Regional Planning, the City of Los Angeles and |
SCAG, 10 design and test an infill analysis 100] in the Los Angeles urban region that would have broad

PC Doc #104262



LA County Depariment of Regional Planning

application within the State. The team, known as the Infill Methodology Working Group, was led by
Environment Now, their consultants (Solimar Research Group, Inc. and Terrell Watt Consulting) and included a
team of Jocal planning, housing and community development experts. In June 2004, the California Infill
Estimation Project unveiled a new, real-life model that enables planners and policymakers to effectively
implement infill development policies and programs. The Infill Estimation Project was funded by a Caltrans
Environmental Justice (EJ) grant 1o the City of Los Angeles. With the assistance of Solimar Research Group,
Inc., the study resulted in the successful pilot application of the Infil] Estimation Tool to unincorporated East
Los Angeles.

This project also builds off of the work, funded in part by SCAG in FY 02-03, by the Los Angeles County
Department of Regional Planning and its Housing Advisory Committee to develop a methodology for
identifying, as well as selecting, opportunities for infill development in unincorporated Los Angeles County.
The Housing Opportunities Areas Study was an effort to identify areas that may be appropriate to accommodate
increased residential densities, for further study. The goals of the study were 1o complete a vacant Jand
inventory that meets the statutory requirements of State Housing Element law, to identify vacant parcels
suitable Tor residential use and to identify vacant parcels suitable for multifamily housing. The Vacant Land
Study was an effort to develop site selection criteria for vacant sites in “urban™ areas of unincorporated Los
Angeles County. :

Total Grant Amount Requested: $120,000
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For Consultant Work

06-XXX.XXXCX LA County Urban Infil] Estimation Project | Budget $79,069

Funds Source
Manager: Internal use only

Consultant:

Contract Number:
Contract Amount:

Previous Accomplishments:

Steps:

1) Assemble and streamline data: Work with DRP staff and various agencies, including SCAG, Los Angeles
County Department of Public Works, and the Los Angeles County Assessor’s office to gather data, and to
purchase additional data as needed. Work with DRP staff 10 streamline inconsistencies in data. (July 2005 -
August 2005)

2) Set-up Infill Estimation Tool: Load data into the Infill Estimation Tool, and activate “filters,” such as
zoming or Jand use policy, Jot size, ratio of existing housing to maximum build out, ratio of assessed value of
jmprovements versus assessed value of land, etc. Work with DRP staff to apply Jocal knowledge 10 scan and
manually remove parcels that are determined 1o not be viable for further development. (August 2005 ~*
November 2005)

3) Devise strategies and assumptions: Work with DRP staff 10 define infill strategies, such as transit-oriented
development and density bonus, and 1o generate assumptions about them, including increased density, market
activity and increased activity due to the strategy. (September 2005 — November 2005)

4) Scan infill sites using the Geographical Screening Feature: Work with DRP staff 10 use SCAG-provided
maps of areas in unincorporated Los An geles County that fall within Compass and 2% Strategy-defined Centers
and Cosridors 1o screen for infill opportunities geographically, as well as quantitatively, in 1erms of parcels,
acreage and potential units. (November 2005 — January 2006)

5) Analyze potential sites by criteria using the Infill Strategy Evaluation Feature: Work with DRP staff 1o
evaluate the potential impact of infill sirategies on areas of unincorporated Los Angeles County that fall within
Compass and 2% Strategy-defined Centers and Corridors by linking previously selected strategies 1o the
statistical results and maps of Geographic Screening. (January 2006 - March 2006)

6) Initiate evaluation of previous smart erowih/infill injtiatives: Work with DRP s1aff 10 1denify potential
methods for using the Infill Estimation Too} and methodology 10 track, monitor, and evaluate the success of
projects that have been approved under existing Los Angeles County smart growth initiatives. (March 2006 -
June 2006)

7) Final Work Report: Work with DRP staff 10 prepare and complete the Final Work Report. (March 2006 -
June 2006}

Products:

o Parcel-specific GIS maps that identify pot ential infil] development areas and sites in unincorporated
Los Angeles County that fall within Southern California Compass Growth Vision and 2% Strategy-
defined Ceniers and Corridors. (November 2005}

«  Numerical values of infill potential for areas and sites, such as built capacity, in unincorporated Los
Angeles County that fall within Southern California Compass Growth Vision and 2% Strategy-defined
Centers and Corridors. (March 2006)
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o A report that includes a description of the methodology used and a discussion of the strategies apphed
to specific geographic areas to develop the infill estimates (June 2006)

Planning Emphasis Area Addressed (PEA): 5
Planning Factor Addressed (PF): 3,4,7

FY 06-07 Continuing Activities:
04-05 Work Element Number:
Completed

Continuing
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For Staff Work Budget $ 40,931
Funds Source
Internal use only

06-XXX.XXXSX LA County Urban Infili Estimation Project

Manager:

Previous Accomplishments: The Los Angeles County Department of Regional Planning (DRP) has worked
on a number of projects that promote infill development and the coordination between land use and
transportation, including the establishment of transit-oriented districts in unincorporated Los Angeles County
along the Metro Blue Line and Green Line. DRP staff has also participated in the development of the
California Infill Estimation Project, and has worked with the Solimar Research Group, Inc. to pilot-test the
Inf3]l Estimation Tool on unincorporated East Los Angeles. Furthermore, in FY 2002-2003, DRP staff worked
with the County’s Housing Advisory Commitiee and SCAG to develop the Housing Opportunities Areas Study
and the Vacant Land Study. Currently, the DRP is working on its General Plan update, which includes the
reinforcement of infill strategies in the Land Use Element.

Steps:

1) Assemble and streamline data: Provide the consultant with digitized zoning or Jand use policy maps and
other avajlable data. Work with the consultant to gather data necessary for the Infill Estimation Tool from
various agencies, including SCAG, Los Angeles County Department of Public Works, the Los Angeles County
Assessor’s office, and to streamline inconsistencies in the data. (July 2005 — August 2005)

2) Set-up Infill Estimation Tool: Apply Jocal knowledge to scan and manually remove parcels that are
determined 1o not be viable for further development. This process, which entails going through forty map sheet
areas and Tour community plan areas, will require significant staff time and resources. (August 2005 -
November 2005)

3) Devise strafegies and assumptions: Work with the consultant to define infill strategies, such as transit-
oriented development and density bonus, and 10 generate assumptions about them, including increased density,
market activity and increased activity due 10 the strategy. Conduct research to justify those assumptions.
(September 2005 — November 2005)

4) Scan infill sites using the Geographical Screening Feature: Work with the consultant to use SCAG-
provided maps of areas in unincorporated Los Angeles County that fall within Compass and 2% Strategy-
defined Centers and Corridors to screen for infil] opportunities geographically, as well as quantitatively, in
terms of parcels, acreage and potential units. (November 2005 - January 2006)

5) Analyze potential sites by criteria using the Infill Strategy Evaluation Feature: Work with the
consultant to evaluate the potential impact of infill strategies on areas of unincorporated Los Angeles County
that fall within Compass and 2% Strategy-defined Centers and Corridors by linking previously selected
sirategies 10 the statistical results of Geographic Screening. (January 2006 — March 2006)

6) Initiate evaluation of previous smart growth/infill initiatives: Identify previous smart growth initiatives
that have been approved by Los Angeles County, and identify data sources that the County would need in order
to track, monitor and evaluate their success, using the Infill Estimation Tool and methodology. Prepare a report
with recommendations on the development and implementation of the tracking and monitoring system. (March
- June 2006)

7) Final Work Report: Coordinate with the consulant to prepare and complete the Final Work Report. (March
2006 — June 2006)

Producis:

+  Analysis of the potential impact of infill strategies on areas of unincorporated Los Angeles County that
fall within Compass and 2% Strategy-defined Centers and Corridors. (March 2006)
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+ Report of recommendations for how the County will evaluate previous smart growth initiatives
approved by Los Angeles County, using the Infill Estimation Tool and methodology. (June 2006)
e Quarterly progress reports 1o SCAG (October 2005, January 2006, April 2006, July 2006)
¢ Forward copies of the consultant’s Final Work Report to SCAG (June 2006)

Planning Emphasis Area Addressed (PEA): 5
Planning Factor Addressed (PF): 34,7

FY 06-07 Continuing Activities:
04-05 Work Element Number:
Completed

Continuing
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Draft Density Bonus Ordinance






DEPARTMENT OF REGIONAL PLANNING
COUNTY OF LOS ANGELES

NOTICE OF PUBLIC HEARING

Froposed amendmenis to the Los Angeles County Code (Title 22- Zoning Ordinance) pertaining
1o Densily Bonuses consistent with the State Density Bonus L.aw (Government Code Section
65915) and to restructure the affordable housing provisions in the Zoning Ordinance for ease of

use, to delete obsolete provisions, to amend existing references for internal consistency, and to
establish revised fees.

NOTICE IS HEREBY GIVEN that a public hearing will be held before the Regional Planning Commission
on Wednesday June 22, 2005 at 9:00 a.m. in Room 150 of the Hall of Records, 320 West Temple
Street, Los Angeles, California 90012, 1o consider the above amendment and/or other amendments 10
Title 22 deemed appropriate by the Commission. Interesied persons will be given an opportunity 1o
{estify.

Pursuant to the California Environmental Quality Act and County Guidelines, it has been delermined that
the proposed Zoning Ordinance amendments will not result in a physical change in or cause any harm to
the physical environment. Accordingly, it has been delermined that the proposed amendments may
quelify for a Negative Declaration under the provisions of CEQA and the County Guidelines.

Copies of the draft amendment and relsied documenis will be available for review beginning on May 23,
2005 in the offices of the Depariment of Regional Planning, Hali of Records, Room 1354,.320 West
Temple Street, Los Angeles, Cslifornia 90012, at the depariment’'s websile hip:/iplanning.co.la.ca.us
under Public Review Documents, and at all Los Angeles County public libraries.

if you are unable to attend the public heating but wish 1o send written comments, please write to the Los
Angeles County Regional Planning Commission, 320 West Temple Street, Los Angeles, Celifornia
90012, or send an e-mail to Ms. Connie Chung al cchuna@plannina.co.la.ca,us.  Furiher information
concerning the proposed ordinance may be obtained by telephoning Ms. Chung at (213) 874-6425
between 7:30 a.m. and 6:00 p.m., Monday through Thursday. Our offices are closed on Fridays. Callers
frorn Norh County areas may dial (661) 272-0864 (Antelope Vealley) or (681) 2563-0111 (Santa Clarita)
{oll free and ihen request a connection 1o 974-6425.

“Esie es un aviso d& una sudenciz publica. La enmienda propuesta, al codigo del Condado de Los
Angeles (Tiulo 22), es para que las primas de densidad del condado sean consisienies con lzs primas
de densidad de el estado (seccidn 65815 del codigo del gobierno). La enmienda tambien sera para
reesiruciurar la provision de viviendas en el codigo de soneamiento. L& sudencia publica tendra lugar el
miércoles, 22 de junio de 2005 & les 8:00 &.m. en €l salon 150 de el Hall of Records en 320 West
Temple Street, Los Angeleg, Celifornia 90012. Si necesita mas informacion favor llamar a
Departiamento de Planificacion al (213) 974-6466."

"ADA ACCOMMODATIONS: If vou require special accommodslions or materials in slernale
format, plezse contact the Americans with Diszbililies Act Coordinator at {213) 974-6488 (Voice)
or (213) 617-2292 (TDD), with al leasi three business days notice",
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DRAFT 5.10.05

ORDINANCE NO.

An ordinance amending Title 22—Planning and Zoning—of the Los
Angeles County Code related to affordable housing developments and density

bonuses.

The Board of Supervisors of the County of Los Angeles hereby ordains as follows:
SECTION 1. Section 22.08.010 is hereby amended 1o add the definilion of the
term “affordable housing costs” to the list of terms under the letler "A” in
alphabetical order as follows:

22.08.010 A.

.. "Affordable housing costs” are those amounts set forth in Section

50052.5 of the Health and Safety Code.

SECTION 2. Section 22.08.030 is hereby amended 1o add the definition of ihe
term "condominium project” 1o the list of terms under the letter *C" in alphabelical
order as follows:

22.08.030 C.

- "Condominium project” means a project as defined by Section 1351(f) of the

Civil Code.

SECTION 3. Section 22.08.160 is hereby amended 1o add the definition of the

term ‘planned development” 1o the list of terms under lhe letler "P” in
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DRAFT 5.10.05

alphabetical order as follows:

22.08.160 P,

- “Planned development” means a project as defined by Section

1351(k) of the Civil Code.

SECTION 4. Section 22.20.100 is hereby amended as {ollows:
22.20.100 Uses subject {o permits.

Property in Zone R-1 may be used for:
A. The following uses, provided a conditional use permit has first beén obtained
as provided in Part 1 of Chapter 22 .56, and while such permit is in full force and

effect in conformity with the conditions of each permit for:
—Qenséiy—benusrsubjeeﬁeme—pwwmm&aieﬂ%@%

SECTION 5. Section 22.20.190 is hereby amended as follows:
22.20.190 Uses subject to director’s review and approval.

If site plans therefor are first submitled to and approved by the director,
premises in Zone R-2 may be used for:
A. The following uses subject 1o the same limitations and conditions provided in

Section 22.20.090 (Zone R-1):

-- Density bonus,
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SECTION 6. Secti